
AGENDA

City of Hapeville

3468 North Fulton Avenue

Hapeville, Georgia 30354

Design Review Committee

September 18, 2019

6:00 PM

Welcome And Introduction

Approval Of Minutes

Design Review Committee Minutes August 21, 2019

DRC MINUTES AUGUST 21, 2019.PDF

Reuben Buckareff 438 Porsche Avenue

Mr. Reuben Buckareff has submitted an application seeking approval of 
plans for the addition of a window to the right-side elevation of the existing 
structure at 438 Porsche Avenue. The property is zoned U-V, Urban 
Village.

438 PORSCHE AVENUE APP.PDF

Daniel Moore 219 Maple Street

Mr. Daniel Moore has submitted an application seeking approval of plans to remodel a 
front porch and a rear deck on the existing single-family dwelling at 219 Maple Street .  
The property is zoned R-1, One Family Detached.

219 MAPLE STREET APP.PDF

David Cook 257 Birch Street
Mr. David Cook has submitted an application seeking approval of plans to construct a 
new 1,777-square foot single family dwelling at 257 Birch Street.  The property is zoned 

R-1, One Family Detached.

257 BIRCH STREET APP.PDF

David Cook 261 Birch Street
Mr. David Cook has submitted an application seeking approval of plans to construct a 
new 1,777-square foot single family dwelling at 261 Birch Street.   The property is zoned 

R-1, One Family Detached.

261 BIRCH STREET APP.PDF

Bernard Vigilance 449 Walnut Street
Mr. Bernard Vigilance has submitted an application seeking approval of plans to 
construct a new 2,337-square foot single family dwelling with a 484-square foot, two-car 
attached garage at 449 Walnut Street.  The property is zoned R -SF, Residential Single 
Family.

449 WALNUT STREET APP.PDF

Bernard Vigilance 451 Walnut Street
Mr. Bernard Vigilance has submitted an application seeking approval of plans to 
construct a new 2,337-square foot single family dwelling with a 484-square foot, two-car 
attached garage at 451 Walnut Street.  The property is zoned R -SF, Residential Single 
Family.

451 WALNUT STREET APP.PDF

Miller Lowry Developments LLC 591 King Arnold Street
Miller Lowry Developments, LLC has submitted an application seeking approval of plans 
to construct a new project consisting of 18 townhomes.  The property is zoned U -V, 
Urban Village and is within the A-D, Arts District Overlay.

591 KING ARNOLD STREET APP.PDF

Next Scheduled Meeting - Wednesday, October 16, 2019 At 6:00PM

Adjourn

Please note that if the Design Review Committee approves the submitted application with condition
(s), the applicant is responsible for making the necessary changes and resubmitting.

Agenda subject to change
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Design Review Committee 
Meeting Minutes 

August 21, 2019

I. Call to Order
Jonathan Love called to order the regular meeting of the Design Review
Committee at 6:05 PM on August 21, 2019 at Hapeville City Hall Conference
Room.

II. Roll Call
Jonathan Love (Chairman) conducted a roll call.  The following persons were
present Brian Gregory, Karl Dufrenne, John Stalvey, Rick Ferrero, and Lynn
Patterson (non-voting).

III. Meeting Minutes
The Committee reviewed the minutes from the July 17th meeting.  One correction
was made for a typo.  Mr. Stalvey made a motion to approve the minutes and
Mr. Ferrero seconded.  Motion passed 5-0.

The Committee reviewed the minutes from the July 31st called meeting.  Mr.
Ferrero made a motion to approve the minutes, Mr. Dufrenne seconded Motion
passed 5-0.

IV. Applications
a) Motion was made by Mr. Love to add two applications to the agenda, 903

Margaret Street and 3048 Dogwood Drive.  Mr. Stalvey seconded the
motion and it passed 5-0.

b) 3312 Myrtle Street – Don May attending
The final construction does not meet the approved plans.  Applicant
agreed to update the plans with the addition of pavers from the front entry
to the street.

Mr. Dufrenne made a motion to approve the application with the following
design exceptions:

1. House built on grade
2. Windows are not recessed the required 2-inches.
3. Window trim requirements due to the approved contemporary design.

Mr. Stalvey seconded the motion and it passed 5-0 

c) 3408 Orchard Street – John Berry attending
The final construction does not meet the approved plans.  Applicant
provided updated plans to the DRC.

Mr. Stalvey made a motion to approve the application based on the
updated plans provided by the applicant.

Mr. Ferrero seconded the motion and it passed 5-0

thutson
Draft



d) 600 South Central Avenue – Michael Foster attending
Mr. Gregory made a motion to approve the application contingent upon
approval of the text amendment for drive-thru windows with the following
design exception:

1. Awning depth less than 5-feet

Mr. Stalvey seconded the motion and it passed 5-0. 

e) 3429 Rainey Avenue – Andy Steele attending
Applicant must get approval from Board of Appeals for construction of
addition in the supplemental area.  Existing structure is already in the
supplemental area and is not further encroaching into the area.  DRC
recommends approval from the Board of Appeals.

Mr. Stalvey made a motion to approve the application upon appeal
approval and the receipt of window details that are compliant with code
and with the following design exceptions:

1. Allow a side-screened porch as it is hidden from the right-of-way;
2. Allow for parking in the supplemental area
3. Allow for fenestration requirement other than the 30%-50% coverage

Mr.  Dufrenne seconded the motion and it passed 5-0. 

f) 336 Moreland Way – Jim Joyner attending
Application was missing a site plan and structure elevation from grade.
Applicant must address issues identified in Planner’s Report.  Due to several
other deficiencies in the application, Mr. Gregory made a motion to table
the application until the re-submittal.  Mr. Dufrenne seconded the motion
and it passed 5-0.

g) 105 Lilly Street – Jim Joyner attending
Mr. Love made a motion to table the application until all items in the
Planner’s report are addressed.  The following requirements were made by
the Committee as well:

1. Add three single windows on the second story in the front elevation
gable;

2. Columns to be wood box columns instead of brick if foundation is
parged with cement;

3. Add corner boards and trim to eaves as noted on drawings
4. Add front facing gable over front entry.

Mr. Stalvey seconded the motion and it passed 5-0. 



h) 644 Coleman Street – Janice White attending
Mr. Love made a motion to approve the application with the following
requirements:

1. Move the second story Bedroom 2 front elevation window so that is in
line with the first story window at 2’-10” from the outside edge;

2. Move the second story M Bath front elevation window so that is in line
with the first story window at 2’-10” from the outside edge.

3. Add window to Bedroom 1 closet on west lower elevation
4. Provide site plan
5. Add sloped soffits on eaves
6. On A102, correct the elevation identifiers (all are incorrect)

The following design exceptions are allowed: 

7. Porch width is less than 80% of the front façade
8. Windowsill height is not between 2.5 and 3.5 feet above the finished

floor elevation
9. House style is allowed

Mr. Gregory seconded the motion and it passed 5-0. 

i) 3384 North Fulton Avenue – Janice White attending
Mr. Gregory made a motion to approve the application with the following
requirements:

1. Move the right front porch column so that it centered on the main
roofline gable.

2. Tablature (box beam) to line up with the head of the column (See
added drawing on A102).

3. Address all items identified in the Planner’s Report

The following design exceptions are also granted: 

4. Existing sidewalk does not have landscape zone
5. Porch width is less than 80% of the front façade
6. Porch column width is greater than 8-feet

Mr. Stalvey seconded the motion and it passed 5-0. 

j) 903 Margaret Street – Shannon Short attending
The final construction does not meet the approved plans.  Mr. Stalvey made
a motion to approve the updated plans for as built with the requirement to
add the sills on windows that do not meet on a material transition.  A design
exception was granted for the window recess requirement.

Mr. Dufrenne seconded the motion and it passed 5-0.



k) 3048 Dogwood Drive – Terrence Adams attending 
The final construction does not meet the approved plans.  Mr. Gregory 
made a motion to approve the updated plans with a requirement to add 
windowsills and address the findings in the Planner’s report.  The following 
design exceptions are also granted: 
 
1. Window recess requirement of 2-inches 
2. Height of porch is greater than 4-feet due to topography 

 
Mr. Stalvey seconded the motion and it passed 4-0. 
 

l) Mr. Love made a motion to add 3303 Sims Street to the agenda.  Mr. 
Gregory seconded the motion and it passed 5-0. 
 

m) 3303 Sims Street – Stanley Knowles and Pia Forbes attending 
Construction does not meet the approved plans.  Mr. Gregory made a 
motion to accept the plans upon submission with the following comments: 
 
1. Remove picture window and add double-hung window (similar to 

second floor double-hung window on rear elevation) 
2. Add railings to stoop and side porch per the Architectural Design 

Standards (Chapter 87) 
3. Stoop placement is acceptable 
4. Window placement is acceptable 

 
A design exception is granted for the foundation as it is existing. 
 
Mr. Stalvey seconded the motion and it passed 5-0. 
 

V. New Business 
Ms. Patterson informed the Committee that the City is considering adding a rule 
to the board that 4 missed meetings in a term (3-years for DRC) would allow the 
Mayor and Council to recall the nomination. 
 

VI. Adjournment 
Jonathan Love adjourned the meeting at 9:11 PM.   
 
 
Minutes submitted by:        

    Brian Gregory, Secretary 
 
 
Minutes approved by:        

    Jonathan Love, Chairman 
 
 
 



 
 

DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
 
DATE:  September 13, 2019 
TO:   Tonya Hutson 
FROM:  Lynn Patterson 
RE:  Design Review – 438 Porsche Avenue – Window Addition 

  
 
BACKGROUND 
 
The City of Hapeville has received a design review application from Reuben Buckareff for the addition of a 
window to the right-side elevation of an existing structure at 438 Porsche Avenue. The applicant states the 
window opening was pre-existing but had been bricked in from the outside. 

The property is zoned U-V, Urban Village and is subject to the Commercial/Mixed-Use area, Subarea B, of the 
Architectural Design Standards. 

CODE 
 
SEC. 81-1-6.  COMMERCIAL/MIXED-USE AREA                     

 
(h) Door and window standards. 

  
          

 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from 
the adjacent public sidewalk. 

 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair 
access. 

 First-story doors or windows operating on sliders are only permitted when they open directly onto a 
required sidewalk or supplemental zone. 

 Building numbers, at least six inches in height, shall be located above or beside the street-facing 
pedestrian entrance. 

 Window panes serving commercial uses shall be recessed a minimum of three inches and a maximum o  
eight inches from the adjacent facade. 

 Where window lights are utilized they shall be true divided lights, simulated divided lights, or one-over-
one lights. Grids between glass are prohibited. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Enfronting windows shall be vertically shaped with a height greater than width, including display 

windows but not transoms. 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or 
tinted glass. Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a 
visible light reflectance factor of ten or less. 

 Painted window or door glass is prohibited. 
 All enfronting "storefront and awning" treatments identified in Figure 3, and all enfronting facades 

along Atlanta Avenue, North Central Avenue, South Central Avenue, Virginia Avenue, Dogwood Drive 
(except within subarea C), and Sylvan Road shall provide a storefront consisting of: 
 

A nonglass base or knee wall beginning at grade and extending not more 
than 24 inches above the sidewalk.  
A glass display window beginning at the top of the bulkhead or knee wall, 
to a height not less than ten feet and not more than 12 feet above the 
adjacent required sidewalk. Such glass shall provide views into display 
windows having a minimum depth of two and one-half feet and that are 
accessible from the building interior.  
A main entry door remaining unlocked during normal business hours, and 
having a surface area that is a minimum of 70 percent glass. 

 
A glass transom located above the glass display window having a minimum 
height of 18 inches and a maximum height of 36 inches. 

 
A minimum of 75 percent of the length of the enfronted portion of the 
build-to line shall be provided in glass, including glass doors and display 
windows.  
No linear distance of more than ten feet without intervening glass display 
windows or glass doors.  
First-story drop ceilings recessed a minimum of 18 inches from the display 
window opening. 

 Awnings projecting from buildings, serving as an entry canopy and/or providing identification to the 
business, are allowed, provided that:  

Awnings shall be at least five feet deep as measured from the building's 
front facade.  
Awnings serving as an entry canopy shall match adjacent business awnings 
in depth and height.  
Valance width and height must align horizontally.  
Frame construction on awnings should be square aluminum tubes. Thin, 
one-and-one-half-inch-diameter round aluminum tube frames are not 
permitted. It is suggested that Steel Stitch™ brand be used.  
Valance on awnings should always be loose as valances should not be 
rigidly framed.  
Approved awnings may be externally lighted with light fixtures in keeping 
with the style of the building, as approved by the DRC. 

 
Light fixtures in awnings may light the ground surface or storefront below, 
however, light fixtures may not be visible from the public right-of-way. 

 
Internally, back lit awnings, where the lights actually illuminate the awning 
fabric, are prohibited.  
Signs on awning must meet all requirements of the sign ordinance.   

                      



NOTES: 
• No changes are proposed to the enfronting façade. 
• The applicant should provide the depth of the installed windowpane from the 

adjacent façade.                

RECOMMENDATIONS 
 
Windowpanes in the Commercial/Mixed-Use area must be recessed between three and six inches from 
adjacent facades. The applicant should provide the recession of the installed window. Once this has been 
provided and the condition has been satisfied, the application can be approved. 



















 
 

DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
DATE:  September 9, 2019 
TO:  Tonya Hutson 
FROM:  Michael Smith 
RE:  Design Review – 219 Maple Street Remodel 
  
 
 
BACKGROUND 
 
The City of Hapeville has received a design review application from Daniel Moore to remodel a front porch and a 
rear deck on an existing single-story single-family dwelling at 219 Maple Street. The porch roof addition will increase 
the heated floor area by 160 sq. ft. from 1,400 sq. ft. to 1,560 sq. ft. 
 
The property is zoned R-1 - One-Family Detached and is subject to the Neighborhood Conservation Area, Subarea E 
of the Architectural Design Standards. 
 
CODE 
 
SEC. 81-1-7.  NEIGHBORHOOD CONSERVATION AREA     
 
Based on goals established in this chapter, the following standards are required in the neighborhood conservation 
area identified in section 81-1-3.  This includes two subareas: subarea D and subarea E. All of the standards 
contained in this section shall apply to all development in all subareas. Subarea requirements are found within the 
applicable subsection. 
 
This section shall govern subarea C of the commercial/mixed-use area.  It may also govern one-family detached 
dwellings and two-family dwellings in the commercial/mixed-use area, provided that the section is applied in its 
entirety.  

          
(c)     Utility Standards        
 Mechanical features shall not be located in the supplemental area or front yard and shall be screened from 

view from any park or along any public right-of-way with planting, walls or fences of equal or greater height. 
Acceptable materials for screening shall include those materials found in subsection (f)1., provided they are 
compatible with the principal structure.  

 When located on rooftops, mechanical features shall be incorporated in the design of the building and screened 
with materials similar to the building. 

 
 Street lights may be provided by the developer in an effort to maintain a safe, walkable and well-lit public area 

throughout the city; pedestrian-scale street lights as approved by the DRC and the department of community 
services shall be provided by the developer, subject to site plan and design review in new development.  

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 

All developments shall provide a light at the front door. Lighting designed to illuminate the path to the front 
door is allowed. Spotlighting may be provided as long as it is properly shielded and does not become an 
annoyance to adjacent property owners or the public. General area illumination with oversized flood lights is 
prohibited. Specifically, lighting shall be shielded so that the source of light is not visible from adjacent 
properties or the public right-of-way.  

 Trees shall not be planted directly above storm drains.   
  

         

STAFF COMMENT: • The scope of construction does not include changes to utilities. 
• The applicant should retain the light at the front door and include it on the plans. 

 
 

         

(e)     Roof and Chimney Standards        
 Principal building roofs for one-family detached dwellings shall have a minimum usable life of thirty (30) years, 

per manufacturer's warranty. 
 

 Roof shingles shall be slate, cedar, or asphalt.  
 Roof tiles shall be clay, terra cotta or concrete.  
 Metal roofs are:      

 Allowed on one-family and two-family detached dwellings;   

 
Permitted on multifamily and townhouse dwellings only when screened form the adjacent street by a 
parapet wall.  

 Gutters shall be copper, aluminum or galvanized steel.     
 Downspouts shall match gutters in material and finish.     
 Roof forms shall be based on architectural style.     
 All roofs, excluding dormers, shall overhang a minimum of 12 inches beyond the facade.    
 Dormers are permitted on all style homes (unless specified), but shall not be taller than the main roof to which 

they are attached.  
 Chimneys exposed to the public view may not be faced in wood or cement based siding and may not be of an 

exposed metal or ceramic pipe. All chimneys shall be wrapped in a brick, stone or suitable masonry finish 
material.  

 Chimneys on exterior building walls shall begin at grade.     
 Chimneys shall begin at grade and be faced with brick or stacked stone; extend chimneys between three and 

six feet above the roof line. 
  

  
         

STAFF COMMENT: • The applicant should ensure the shingles for the proposed porch roof match the 
existing shingles in style and are guaranteed for at least 30 years by manufacturer's 
warranty. 

• The applicant should show gutters and downspouts on the new roof and provide 
their material. 

• The applicant should ensure the new roof overhangs at least 12” beyond the facade.  
 

         

(f)     Street Facing Facade and Style Standards.        
 Exterior facade materials shall be limited to:      

 Full-depth brick;      
 Natural or cast stone;      
 Smooth natural-wood siding and/or cement-based siding;      
 Shake siding;     



 
 Painted fish-scale style shingles, but only when used in front gables;      
 True, smooth hard-coat stucco, provided that its use is limited to gables of Tudor revival-style buildings.  

 Exterior building materials shall not be:      
 Simulated brick veneer, such as Z-Brick;      
 Exterior insulation and finish systems (EIFS);      
 Exposed concrete block;      
 Metal siding or other metal exterior treatment;      
 Glass curtain walls;      
 Liquid vinyl;      
 T-1-11 siding;      

 

Vinyl siding, except that existing one-family detached homes with vinyl siding covering more than 70 
percent of the exterior facade may replace said siding or construct an addition faced in vinyl siding. 

 
 Facade materials shall be combined horizontally, with the heavier below the lighter.     
 Blank, windowless walls are prohibited along all facades. See subsection 81-1-7(g)11.     
 Foundations shall be constructed as a distinct building element that contrasts with facade materials. 

Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be faced in 
brick, natural stone, or cast stone.  

 All exterior stair risers visible from a street shall be enclosed.     
 Porches, stoops, and balconies may be located in the front or side yard.     
 Porches, stoops, and balconies along front and side building facades shall not be enclosed with screens, 

plastics, or other materials that hinder visibility and/or natural air flow. 
 

 Porches, stoops, and balconies shall be made of painted or stained wood, stone, brick, or ornamental metal, 
subject to the additional restrictions below. 

 
 Wooden porches, stoops, and balconies shall provide top and bottom horizontal members on railings. The top 

railing shall consist of two elements. The upper element shall measure two [inches] by six inches and the lower 
element shall measure two [inches] by four inches. The bottom railing shall measure two [inches] by four 
inches.  

 Front porches and front stoops of principal buildings shall face and be parallel to the front lot line or build-to 
line.  

 Porch and stoop foundations shall be enclosed.     
 Front and side porches and stoops shall not have unpainted, unstained or otherwise untreated or exposed 

pressure treated lumber along the building line that abuts a public right-of-way. 
 

 Balconies shall have not less than two clear unobstructed open or partially open sides. Partially open is to be 
constructed as 50 percent open or more. The total combined length of the open or partially open sides shall 
exceed 50 percent of the total balcony perimeter. 

 
 Stoops and porch[es] shall be a minimum of two feet and a maximum of four feet from grade to the top of the 

stairs, unless existing topography is greater.  
 Stoops shall provide a minimum top landing of four feet by four feet.     
 Stoop stairs and landings shall be of similar width.     
 Stoops may be covered or uncovered.     
 When provided, porches shall have a minimum clear depth of eight feet from building facade to outside face 

of column.  
 Front porch widths shall be between 80 percent and 100 percent of the adjacent facade.     
 Side porch widths (including wraparound porches) shall be between 25 percent and 100 percent of the adjacent 

facade.  



 Enfronting porches may have multistory verandas, living space, or balconies above.     
 Porch columns shall be spaced a maximum distance of eight feet on center.     
 Front porch columns shall have foundation piers extending to grade.     
 All porches shall be covered.     
 Enfronting balconies are only permitted on attached or detached one-family home facades when porches are 

not provided on said facades. 
 

 Enfronting balconies shall have a minimum clear depth of four feet.     
 Enfronting balcony widths shall be between 25 percent and 100 percent of the adjacent facade.  
 Balconies may be covered or uncovered.      

  
      

   
STAFF COMMENT: • The scope of construction does not include changes to the façade. 

• The top and bottom horizontal porch railings must comply with the following 
requirements: 

o The top railing must consist of two elements, the upper one measuring 
2" x 6" and the lower one 2" x 4" 

o The bottom railing must measure 2" x 4" 
• The height of the porch from grade has not been provided. Porches must be 

between 2' and 4' above grade. The project will re-use an existing porch slab. 
• The depth of the porch columns from the front facade has not been provided. The 

front of the porch columns must measure 8' from the front facade. The project 
will re-use an existing porch slab. 

• The porch will be less than 80% of the width of the front facade. The project will 
re-use an existing porch slab. 

• Porch columns can be spaced no greater than 8' apart on center. The width 
between the two support columns has not been provided. 

 
 
RECOMMENDATIONS 
 
Upon review of the information provided by the Applicant, the following items have been found to be missing or 
deficient and should be addressed prior to formalizing a recommendation: 
 

1. The applicant should retain the light at the front door and include it on the plans. 
2. The applicant should ensure the shingles for the proposed porch roof match the existing shingles in style 

and are guaranteed for at least 30 years by manufacturer's warranty. 
3. The applicant should show gutters and downspouts on the new roof and provide their material. 
4. The applicant should ensure the new roof overhangs at least 12” beyond the facade. 
5. Scope of construction does not include changes to the façade. 
6. The top and bottom horizontal porch railings must comply with the following requirements: 

a. The top railing must consist of two elements, the upper one measuring 2" x 6" and the lower one 
2" x 4" 

b. The bottom railing must measure 2" x 4" 
7. The height of the porch from grade has not been provided. Porches must be between 2' and 4' above grade. 

The project will re-use an existing porch slab. 
8. The depth of the porch columns from the front facade has not been provided. The front of the porch 

columns must measure 8' from the front facade. The project will re-use an existing porch slab. 
9. The porch will be less than 80% of the width of the front facade. The project will re-use an existing porch 

slab. 



10. Porch columns can be spaced no greater than 8' apart on center. The width between the two support 
columns has not been provided. 

Once these items are addressed to the satisfaction of Staff and/or the Design Review Committee, the application 
can be approved. 
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DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

DATE: 
TO: 
FROM: 
RE: 

September 11, 2019 
Tonya Hutson 
Michael Smith 
Design Review – 257 Birch Street 

BACKGROUND  

The City of Hapeville has received a design review application from David Cook to construct a new one and a half 
story single-family dwelling at 257 Birch Street. The dwelling will have 1,777 SF of living area. It will include three 
bedrooms and two and a half bathrooms. Parking will be provided by a 11’ wide driveway running along the west 
side of the house. The submitted elevations and floor plans for the structure are identical to the application for 
261 Birch Street. 

The property is zoned R-1, One-Family Residential and is subject to the Neighborhood Conservation Area, Subarea 
E of the Architectural Design Standards.       

CODE 

SEC. 81-1-7.  NEIGHBORHOOD CONSERVATION AREA 
        Based on goals established in this chapter, the following standards are required in the neighborhood 
conservation area identified in section 81-1-3.  This includes two subareas: subarea D and subarea E. All of the 
standards contained in this section shall apply to all development in all subareas. Subarea requirements are found 
within the applicable subsection. 

        This section shall govern subarea C of the commercial/mixed-use area.  It may also govern one-family detached 
dwellings and two-family dwellings in the commercial/mixed-use area, provided that the section is applied in its 
entirety.  

(a) Site development standards
 Except where indicated, setbacks shall be established by zoning.
 On corner lots the principal building shall be located adjacent to the street intersection, subject to setback or

build-to line requirements of zoning. 
 Minimum building heights shall be established by zoning. 

 Within subareas D and E maximum building heights shall be as established by zoning, except that: 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 

 

Where this chapter provides a more-stringent standard as compared to the zoning code, the more-
stringent standard shall prevail. The only exception to this shall be a use grandfathered under the zoning 
code.  

 

Portions of buildings equal to or less than five feet from a side or rear lot line shall be limited in height to 
the greater of 16 feet.  

 
Portions of buildings between five and ten feet of a side or rear lot line shall be limited in height to the 
greater of 25 feet.   
Portions of buildings ten feet or greater from a side or rear lot line shall be limited in height to 35 feet. 

 Outside of subareas D and E maximum building heights shall be as established by zoning. 
 All buildings shall provide first-story occupiable space, for the first ten feet of building depth along the 

enfronting facade. 
 Sidewalks shall be located along all public and private streets. Sidewalks shall consist of two areas: a landscape 

area and a clear area.  
 Developments less than one acre shall provide a minimum one-foot landscape zone and a minimum four-

foot clear zone.   
Development of one acre or more shall provide a minimum two-foot landscape zone and a minimum five-
foot clear zone.  

 

The above notwithstanding, multifamily developments and all developments along Dogwood Drive shall 
provide a minimum five-foot landscape zone and a minimum six-foot clear zone. 

 
  

        

STAFF COMMENT: • Within subarea E, the maximum height for the portion of a building between 5' 
and 10' from the property line is 25'. The east side setback is 9.1’. While not 
reflected on the submitted elevations, an updated site plan provides the height 
as approximately 30' above grade with no reduction approaching the side 
setbacks, which is not compliant.   

 
         

(b)     Supplemental Area and Fence Standards       
 Developments shall locate landscape supplemental areas adjacent to first-story residential uses and place a 

minimum of one tree every 50 feet in the supplemental area. See list of allowed trees in  section 93-2-14. 
 Chain link fencing is not permitted in areas visible from a public right-of-way. 
 On all lots a fence, wall, curb or hedge between six and 48 inches in height is encouraged at the back of the 

required sidewalk, except at openings to access steps, drives or pedestrian walkways. 

 Fences adjacent to the street shall be picket-wood, stone, composite materials or ornamental metal, with the 
finished side facing the street. 

 Retaining walls adjacent to the required sidewalk shall not exceed 32 inches in height unless required by 
topography. 

 All street-facing walls shall be faced with stone, brick, or smooth stucco. 
 Small planting between retaining walls and the required sidewalk are encouraged and should have a minimum 

width of six inches.  
  

         

STAFF COMMENT: • A fence between 6" and 48" in height is encouraged at the back of the required 
sidewalk.  

 
         

(c)     Utility Standards        
 Mechanical features shall not be located in the supplemental area or front yard and shall be screened from 

view from any park or along any public right-of-way with planting, walls or fences of equal or greater height. 
Acceptable materials for screening shall include those materials found in subsection (f)1., provided they are 
compatible with the principal structure. 



 When located on rooftops, mechanical features shall be incorporated in the design of the building and screened 
with materials similar to the building. 

 Street lights may be provided by the developer in an effort to maintain a safe, walkable and well-lit public area 
throughout the city; pedestrian-scale street lights as approved by the DRC and the department of community 
services shall be provided by the developer, subject to site plan and design review in new development. 

 All developments shall provide a light at the front door. Lighting designed to illuminate the path to the front 
door is allowed. Spotlighting may be provided as long as it is properly shielded and does not become an 
annoyance to adjacent property owners or the public. General area illumination with oversized flood lights is 
prohibited. Specifically, lighting shall be shielded so that the source of light is not visible from adjacent 
properties or the public right-of-way. 

 Trees shall not be planted directly above storm drains.  
  

         

STAFF COMMENT: • The applicant should show mechanical utility features on the plans and indicate 
any screening. 

• A light at the front door should be included and shown on the plans.  
 

         

(d)     Parking and Traffic Standards         
 One-family detached dwellings and two-family dwellings shall meet the following requirements:  
 Driveways shall have a minimum width of nine feet and a maximum width of 15 feet.  
 Circular drives are permitted.  
 A grass strip in the middle of driveways is encouraged. 

 All other buildings shall meet the following requirements:  

 

Parcels are permitted a maximum of one driveway curb cut per street. In cases where a property abuts 
multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 
 Driveways shall have a maximum width of 12 feet for one-way and 24 feet for two-way.  
 Two curb cuts serving two one-way driveways shall be counted as one curb cut.  

 
Public or private alleys, or driveway providing vehicular access to two or more parcels shall not constitute 
a curb cut.  

 New public streets shall not count as curb cuts.  

 

Parcels are permitted a maximum of one driveway curb cut per street frontage. In cases where a property 
abuts multiple streets the total number of curb cuts or portions thereof may be allocated to a single 
street. 

 Carports are only permitted subject to the following requirements:  
 Carports shall be located in the rear or side yard, but shall not be visible from a public right-of-way.  
 Carport roofs shall be supported by columns with a minimum width and depth of eight inches.  

 
The base of carport columns shall be faced in stacked brick or stacked stone to a minimum height of three 
feet above grade. 

 On-site parking shall be prohibited in the supplemental areas. This shall not be interpreted as restricting on-
street parking located along a public street. 

 Garage access on single-family lots shall be prohibited in the front yard of the home.  
  

         

STAFF COMMENT:  

 
 

         

(e)     Roof and Chimney Standards        



 Principal building roofs for one-family detached dwellings shall have a minimum usable life of thirty (30) years, 
per manufacturer's warranty. 

 Roof shingles shall be slate, cedar, or asphalt. 
 Roof tiles shall be clay, terra cotta or concrete. 
 Metal roofs are:  

 Allowed on one-family and two-family detached dwellings;  

 
Permitted on multifamily and townhouse dwellings only when screened form the adjacent street by a 
parapet wall. 

 Gutters shall be copper, aluminum or galvanized steel. 

 Downspouts shall match gutters in material and finish. 
 Roof forms shall be based on architectural style. 

 All roofs, excluding dormers, shall overhang a minimum of 12 inches beyond the facade. 
 Dormers are permitted on all style homes (unless specified), but shall not be taller than the main roof to which 

they are attached. 
 Chimneys exposed to the public view may not be faced in wood or cement based siding and may not be of an 

exposed metal or ceramic pipe. All chimneys shall be wrapped in a brick, stone or suitable masonry finish 
material. 

 Chimneys on exterior building walls shall begin at grade. 
 Chimneys shall begin at grade and be faced with brick or stacked stone; extend chimneys between three and 

six feet above the roof line.  
  

         

STAFF COMMENT: • The plans indicate the roofing material will consist of cedar shake and 
"composition" shingles. The applicant should ensure all roof shingles are slate, 
cedar, or asphalt. 

• The applicant should provide the manufacturer's warranty, ensuring the roof is 
warrantied for at least 30 years. 

• The applicant should specify the distance the roof overhangs the facades of the 
house, ensuring it is at least 12". 

• The applicant should describe the material of the gutters and downspouts and 
show them on elevations.  

 
         

(f)     Street Facing Facade and Style Standards.       
 Exterior facade materials shall be limited to:  

 Full-depth brick;  
 Natural or cast stone;  
 Smooth natural-wood siding and/or cement-based siding;  
 Shake siding;  
 Painted fish-scale style shingles, but only when used in front gables;  
 True, smooth hard-coat stucco, provided that its use is limited to gables of Tudor revival-style buildings. 

 Exterior building materials shall not be:      
 Simulated brick veneer, such as Z-Brick;  
 Exterior insulation and finish systems (EIFS);  
 Exposed concrete block;  
 Metal siding or other metal exterior treatment;  
 Glass curtain walls;  
 Liquid vinyl; 



 
 T-1-11 siding;  

 

Vinyl siding, except that existing one-family detached homes with vinyl siding covering more than 70 
percent of the exterior facade may replace said siding or construct an addition faced in vinyl siding. 

 Facade materials shall be combined horizontally, with the heavier below the lighter. 
 Blank, windowless walls are prohibited along all facades. See subsection 81-1-7(g)11. 
 Foundations shall be constructed as a distinct building element that contrasts with facade materials. 

Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be faced in 
brick, natural stone, or cast stone. 

 All exterior stair risers visible from a street shall be enclosed. 
 Porches, stoops, and balconies may be located in the front or side yard. 
 Porches, stoops, and balconies along front and side building facades shall not be enclosed with screens, plastics, 

or other materials that hinder visibility and/or natural air flow. 

 Porches, stoops, and balconies shall be made of painted or stained wood, stone, brick, or ornamental metal, 
subject to the additional restrictions below. 

 Wooden porches, stoops, and balconies shall provide top and bottom horizontal members on railings. The top 
railing shall consist of two elements. The upper element shall measure two [inches] by six inches and the lower 
element shall measure two [inches] by four inches. The bottom railing shall measure two [inches] by four 
inches. 

 Front porches and front stoops of principal buildings shall face and be parallel to the front lot line or build-to 
line. 

 Porch and stoop foundations shall be enclosed. 
 Front and side porches and stoops shall not have unpainted, unstained or otherwise untreated or exposed 

pressure treated lumber along the building line that abuts a public right-of-way. 

 Balconies shall have not less than two clear unobstructed open or partially open sides. Partially open is to be 
constructed as 50 percent open or more. The total combined length of the open or partially open sides shall 
exceed 50 percent of the total balcony perimeter. 

 Stoops and porch[es] shall be a minimum of two feet and a maximum of four feet from grade to the top of the 
stairs, unless existing topography is greater. 

 Stoops shall provide a minimum top landing of four feet by four feet. 
 Stoop stairs and landings shall be of similar width. 
 Stoops may be covered or uncovered. 
 When provided, porches shall have a minimum clear depth of eight feet from building facade to outside face 

of column. 
 Front porch widths shall be between 80 percent and 100 percent of the adjacent facade. 
 Side porch widths (including wraparound porches) shall be between 25 percent and 100 percent of the adjacent 

facade. 
 Enfronting porches may have multistory verandas, living space, or balconies above. 
 Porch columns shall be spaced a maximum distance of eight feet on center. 
 Front porch columns shall have foundation piers extending to grade. 
 All porches shall be covered. 
 Enfronting balconies are only permitted on attached or detached one-family home facades when porches are 

not provided on said facades. 

 Enfronting balconies shall have a minimum clear depth of four feet. 
 Enfronting balcony widths shall be between 25 percent and 100 percent of the adjacent facade. 
 Balconies may be covered or uncovered. 



 
  

      
   

STAFF COMMENT: • The applicant should clarify if the foundation will extend above grade and, if so, 
should design it to contrast with the facade materials. 

• The proposed porch railings are not constructed with top and bottom horizontal 
members connected by vertical railings, which is not compliant. The applicant 
should refer to the standards in section (f) for porch railing dimensional 
requirements. 

• Porches must be between 2’ and 4’ above grade. The applicant should provide 
the height of the porch above grade. 

• Porches must have a clear depth of 8’ from building façade to the outside face of 
columns. The proposed porch has a depth of 6’, which is not compliant. 

• Porch columns may be spaced no more than 8’ apart on center. The porch 
columns are approximately 26’ apart, which is not compliant.  

 
 

   
       

(g)     Door and window standards.        
 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from the 

adjacent public sidewalk. 
 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair access. 
 Building numbers at least six inches in height shall be located above or beside the street-facing pedestrian 

entrance, or above or beside the stairs accessing a front porch. 

 Doors that operate as sliders are prohibited along enfronting facades. 
 Window panes shall be recessed a minimum of three inches and a maximum of eight inches from the adjacent 

facade, except on frame houses, on which panes shall be recessed a minimum of two inches. 

 Where windows lights are utilized they shall be true divided lights, simulated divided lights, or one-over-one 
lights. Grids-between-glass (GBGs) are prohibited. 

 Window trim shall not be flush with the exterior facade and shall provide a minimum relief of one-quarter inch 
or greater. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Painted window or door glass is prohibited. 
 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or tinted glass. 

Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a visible light reflectance 
factor of ten or less. 

 Windows shall be provided for a minimum of thirty (30) percent and a maximum of 50 percent of the total 
street-facing facade of the principal building, with each facade and story calculated independently. 

 Street-facing window units shall not exceed 28 square feet with minimum height of three feet, with the 
exception of transoms and fan lights. 

 Wood trim between four and six inches wide shall surround windows of wood frame structures. Windows 
grouped together shall have center mullions two inches wider than the side trim. 

 Sills shall be of masonry, wood, stone, cast stone, or terra cotta.  
  

         



STAFF COMMENT: • Building numbers at least 6" in height on the porch or adjacent to the front door 
should be included and shown on the plans. 

• The applicant should ensure no GBGs will be utilized. 
• Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window 

standards. The elevations should be revised to demonstrate compliance and the 
plans should provide the following information: 

o Windowpane recession from adjacent facades 
o The width of window trim 
o The width of mullions between grouped windows 
o Windowsill materials  

 
         

(h)     Detached one-family dwellings/ two-family dwellings. In addition to the requirements of subsections (a) 
through (g), the following shall apply to detached one-family dwellings and two-family dwellings. 

 First Stories. First stories shall be elevated above the grade between two and four feet, unless existing 
topography is greater or unless wheelchair access is desired and cannot be provided from the side or rear. 

 Window Sills. Enfronting first story window sills should be no less than two and one-half feet and no more than 
three and one-half feet above finished floor elevation. 

 Wheelchair access. Where practical, wheelchair access, when provided, should be installed at the side or rear 
of the home in order to preserve the architectural character of the primary facade. 

 Architectural style.  Architecture is one of the most critical components of place, and nowhere is this more 
evident than on building facades. The design and character of street-facing facades is a reflection of both 
buildings and their users, and must be carefully considered for its impact on the overall sense of place. 
 
New homes in the neighborhood conservation area should be designed to reflect the principal traditional styles 
found in the community. These include national folk, Queen Anne, ranch, Tudor revival, craftsman, and minimal 
traditional styles. 
 
These styles, however, do not reflect the only styles historically found in Hapeville, which also includes a few 
occurrences of neocolonial revival. Where an applicant desires to utilize a style historically found in Hapeville, 
but not reflected in the six principal styles identified in subsections (4)a. through (4)e., they shall provide the 
Design Review Committee with photo documentation of the relevant style in Hapeville, a description of the key 
features of such style, and written justification of such style's appropriateness for the community. 

          
 

 Craftsman. Craftsman homes may include: 
 i. A rectangular building footprint, with the short end facing a street. 
 ii. Gabled roofs having gables with a minimum pitch of 20 and a maximum pitch of 40 degrees from horizontal 

and with roof lines running parallel or perpendicular to the street. 
 iii. Decorative beams, brackets or braces under gables. 
 iv. Exposed roof rafters where roofs overhang. 
 v. Optional dormers. 
 vi. Windows that are taller than they are wide. 
 vii. Equal height windows along a single floor. 
 viii. Symmetrical or asymmetrical front facade. 
 ix. A front porch extending the entire width of the building or with a width of one-half of the building. Said 

porch shall include square columns that taper from bottom to top, but are not less than eight inches thick. Said 
columns shall be set atop stone or masonry bases extended to the ground. They may include optional square 
or rectangular balusters and handrails.           

 



STAFF COMMENT: • The applicant should provide the height of the finished first floor above grade, 
ensuring it is between 2' and 4'. 

• The applicant should provide the height of the first story windowsills above the 
finished first floor, ensuring they are between 2.5' and 3.5' high. 

• The design is for a Craftsman home. However, for full compliance with the style, 
windows on the same floor must be the same height.           

 
 Outbuildings. In conventional development, outbuildings are often designed and located as an afterthought. 

Yet in traditional towns and cities, outbuildings serve to enrich the quality of design through their placement, 
design and use. In Hapeville, where outbuildings are provided on many residential lots, their design must be to 
the same high standards found in the community's neighborhoods.  
The following standards shall apply to construction of new outbuildings in residential districts.  
i. On lots with one street frontage, set outbuildings back at least 15 feet behind the front facade of the principal 
building.  
ii. On corner lots, outbuildings should be setback at least 15 feet behind the front facade of the principal 
building and with a setback greater than or equal to that of the facade along the side lot line.  
iii. Outbuilding may be linked to the principal building with covered walks, trellises or enclosed breezeway.  
iv. Outbuildings shall be of compatible material and architectural style to the principal building.  
v. Outbuildings shall have a minimum height of 14 feet and a maximum height of that of the principal building 
or 25 feet, whichever is less.  
vi. Outbuildings shall be set a minimum of ten feet from any other outbuilding on adjoining lots.            

STAFF COMMENT: 
 

           

RECOMMENDATIONS  
 
Upon review of the information provided by the Applicant, the following items have been found to be missing or 
deficient and should be addressed by the Applicant and the Design Review Committee: 
 

1. Within subarea E, the maximum height for the portion of a building between 5' and 10' from the property 
line is 25'. The east side setback is 9.1’. While not reflected on the submitted elevations, an updated site 
plan provides the height as approximately 30' above grade with no reduction approaching the side 
setbacks, which is not compliant.  

2. A fence between 6" and 48" in height is encouraged at the back of the required sidewalk. 
3. The applicant should show mechanical utility features on the plans and indicate any screening. 
4. A light at the front door should be included and shown on the plans. 
5. The plans indicate the roofing material will consist of cedar shake and "composition" shingles. The applicant 

should ensure all roof shingles are slate, cedar, or asphalt. 
6. The applicant should provide the manufacturer's warranty, ensuring the roof is warrantied for at least 30 

years. 
7. The applicant should specify the distance the roof overhangs the facades of the house, ensuring it is at 

least 12". 
8. The applicant should describe the material of the gutters and downspouts and show them on 

elevations. 
9. The applicant should clarify if the foundation will extend above grade and, if so, should design it to 

contrast with the facade materials. 
10. The proposed porch railings are not constructed with top and bottom horizontal members connected by 

vertical railings, which is not compliant. The applicant should refer to the standards in section (f) for porch 
railing dimensional requirements. 

11. Porches must be between 2’ and 4’ above grade. The applicant should provide the height of the porch 
above grade. 



12. Porches must have a clear depth of 8’ from building façade to the outside face of columns. The proposed 
porch has a depth of 6’, which is not compliant. 

13. Porch columns may be spaced no more than 8’ apart on center. The porch columns are approximately 
26’ apart, which is not compliant. 

14. Building numbers at least 6" in height on the porch or adjacent to the front door should be included and 
shown on the plans. 

15. The applicant should ensure no GBGs will be utilized. 
16. Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window standards. The elevations 

should be revised to demonstrate compliance and the plans should provide the following information: 
a. Windowpane recession from adjacent facades 
b. The width of window trim 
c. The width of mullions between grouped windows 
d. Windowsill materials 

17. The applicant should provide the height of the finished first floor above grade, ensuring it is between 2' 
and 4'. 

18. The applicant should provide the height of the first story windowsills above the finished first floor, 
ensuring they are between 2.5' and 3.5' high. 

19. The design is for a Craftsman home. However, for full compliance with the style, windows on the same 
floor must be the same height. 

 
Once these items are addressed to the satisfaction of staff and the Design Review Committee, the application can 
be approved. 















































 
 

DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
 
DATE:  September 11, 2019 
TO:   Tonya Hutson 
FROM:  Michael Smith 
RE:  Design Review – 261 Birch Street 

  
 
 
BACKGROUND  

          
The City of Hapeville has received a design review application from David Cook to construct a new one and a half 
story single-family dwelling at 261 Birch Street. The dwelling will have 1,777 SF of living area. It will include three 
bedrooms and two and a half bathrooms. Parking will be provided by a 11’ wide driveway running along the west 
side of the house. The submitted elevations and floor plans for the structure are identical to the application for 
257 Birch Street. 
 
The property is zoned R-1, One-Family Residential and is subject to the Neighborhood Conservation Area, Subarea 
E of the Architectural Design Standards.              

CODE 
  
SEC. 81-1-7.  NEIGHBORHOOD CONSERVATION AREA     
        Based on goals established in this chapter, the following standards are required in the neighborhood 
conservation area identified in section 81-1-3.  This includes two subareas: subarea D and subarea E. All of the 
standards contained in this section shall apply to all development in all subareas. Subarea requirements are found 
within the applicable subsection. 
 
        This section shall govern subarea C of the commercial/mixed-use area.  It may also govern one-family detached 
dwellings and two-family dwellings in the commercial/mixed-use area, provided that the section is applied in its 
entirety.  

          
(a)      Site development standards        
 Except where indicated, setbacks shall be established by zoning. 
 On corner lots the principal building shall be located adjacent to the street intersection, subject to setback or 

build-to line requirements of zoning. 
 Minimum building heights shall be established by zoning. 

 Within subareas D and E maximum building heights shall be as established by zoning, except that: 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 

 

Where this chapter provides a more-stringent standard as compared to the zoning code, the more-
stringent standard shall prevail. The only exception to this shall be a use grandfathered under the zoning 
code.  

 

Portions of buildings equal to or less than five feet from a side or rear lot line shall be limited in height to 
the greater of 16 feet.  

 
Portions of buildings between five and ten feet of a side or rear lot line shall be limited in height to the 
greater of 25 feet.   
Portions of buildings ten feet or greater from a side or rear lot line shall be limited in height to 35 feet. 

 Outside of subareas D and E maximum building heights shall be as established by zoning. 
 All buildings shall provide first-story occupiable space, for the first ten feet of building depth along the 

enfronting facade. 
 Sidewalks shall be located along all public and private streets. Sidewalks shall consist of two areas: a landscape 

area and a clear area.  
 Developments less than one acre shall provide a minimum one-foot landscape zone and a minimum four-

foot clear zone.   
Development of one acre or more shall provide a minimum two-foot landscape zone and a minimum five-
foot clear zone.  

 

The above notwithstanding, multifamily developments and all developments along Dogwood Drive shall 
provide a minimum five-foot landscape zone and a minimum six-foot clear zone. 

 
  

        

STAFF COMMENT: • Within subarea E, the maximum height for the portion of a building between 5' 
and 10' from the property line is 25'. The east side setback is 8.8'. While not 
reflected on the submitted elevations, an updated site plan provides the height 
as approximately 30' above grade with no reduction approaching the side 
setbacks, which is not compliant.  

 
         

(b)     Supplemental Area and Fence Standards       
 Developments shall locate landscape supplemental areas adjacent to first-story residential uses and place a 

minimum of one tree every 50 feet in the supplemental area. See list of allowed trees in  section 93-2-14. 
 Chain link fencing is not permitted in areas visible from a public right-of-way. 
 On all lots a fence, wall, curb or hedge between six and 48 inches in height is encouraged at the back of the 

required sidewalk, except at openings to access steps, drives or pedestrian walkways. 

 Fences adjacent to the street shall be picket-wood, stone, composite materials or ornamental metal, with the 
finished side facing the street. 

 Retaining walls adjacent to the required sidewalk shall not exceed 32 inches in height unless required by 
topography. 

 All street-facing walls shall be faced with stone, brick, or smooth stucco. 
 Small planting between retaining walls and the required sidewalk are encouraged and should have a minimum 

width of six inches.  
  

         

STAFF COMMENT: • A fence between 6" and 48" in height is encouraged at the back of the required 
sidewalk.  

 
         

(c)     Utility Standards        
 Mechanical features shall not be located in the supplemental area or front yard and shall be screened from 

view from any park or along any public right-of-way with planting, walls or fences of equal or greater height. 
Acceptable materials for screening shall include those materials found in subsection (f)1., provided they are 
compatible with the principal structure. 



 When located on rooftops, mechanical features shall be incorporated in the design of the building and screened 
with materials similar to the building. 

 Street lights may be provided by the developer in an effort to maintain a safe, walkable and well-lit public area 
throughout the city; pedestrian-scale street lights as approved by the DRC and the department of community 
services shall be provided by the developer, subject to site plan and design review in new development. 

 All developments shall provide a light at the front door. Lighting designed to illuminate the path to the front 
door is allowed. Spotlighting may be provided as long as it is properly shielded and does not become an 
annoyance to adjacent property owners or the public. General area illumination with oversized flood lights is 
prohibited. Specifically, lighting shall be shielded so that the source of light is not visible from adjacent 
properties or the public right-of-way. 

 Trees shall not be planted directly above storm drains.  
  

         

STAFF COMMENT: • The applicant should show mechanical utility features on the plans and indicate 
any screening. 

• A light at the front door should be included and shown on the plans.  
 

         

(d)     Parking and Traffic Standards         
 One-family detached dwellings and two-family dwellings shall meet the following requirements:  
 Driveways shall have a minimum width of nine feet and a maximum width of 15 feet.  
 Circular drives are permitted.  
 A grass strip in the middle of driveways is encouraged. 

 All other buildings shall meet the following requirements:  

 

Parcels are permitted a maximum of one driveway curb cut per street. In cases where a property abuts 
multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 
 Driveways shall have a maximum width of 12 feet for one-way and 24 feet for two-way.  
 Two curb cuts serving two one-way driveways shall be counted as one curb cut.  

 
Public or private alleys, or driveway providing vehicular access to two or more parcels shall not constitute 
a curb cut.  

 New public streets shall not count as curb cuts.  

 

Parcels are permitted a maximum of one driveway curb cut per street frontage. In cases where a property 
abuts multiple streets the total number of curb cuts or portions thereof may be allocated to a single 
street. 

 Carports are only permitted subject to the following requirements:  
 Carports shall be located in the rear or side yard, but shall not be visible from a public right-of-way.  
 Carport roofs shall be supported by columns with a minimum width and depth of eight inches.  

 
The base of carport columns shall be faced in stacked brick or stacked stone to a minimum height of three 
feet above grade. 

 On-site parking shall be prohibited in the supplemental areas. This shall not be interpreted as restricting on-
street parking located along a public street. 

 Garage access on single-family lots shall be prohibited in the front yard of the home.  
  

         

STAFF COMMENT: • The applicant stated at the September 10, 2019 Planning Commission meeting 
that the existing driveway will be cut to make the proposed driveway consistently 
11'. The provided plans still show the existing driveway on the plans and should 
be updated to remove it.  

 
         



(e)     Roof and Chimney Standards        
 Principal building roofs for one-family detached dwellings shall have a minimum usable life of thirty (30) years, 

per manufacturer's warranty. 
 Roof shingles shall be slate, cedar, or asphalt. 
 Roof tiles shall be clay, terra cotta or concrete. 
 Metal roofs are:  

 Allowed on one-family and two-family detached dwellings;  

 
Permitted on multifamily and townhouse dwellings only when screened form the adjacent street by a 
parapet wall. 

 Gutters shall be copper, aluminum or galvanized steel. 

 Downspouts shall match gutters in material and finish. 
 Roof forms shall be based on architectural style. 

 All roofs, excluding dormers, shall overhang a minimum of 12 inches beyond the facade. 
 Dormers are permitted on all style homes (unless specified), but shall not be taller than the main roof to which 

they are attached. 
 Chimneys exposed to the public view may not be faced in wood or cement based siding and may not be of an 

exposed metal or ceramic pipe. All chimneys shall be wrapped in a brick, stone or suitable masonry finish 
material. 

 Chimneys on exterior building walls shall begin at grade. 
 Chimneys shall begin at grade and be faced with brick or stacked stone; extend chimneys between three and 

six feet above the roof line.  
  

         

STAFF COMMENT: • The plans indicate the roofing material will consist of cedar shake and 
"composition" shingles. The applicant should ensure all roof shingles are slate, 
cedar, or asphalt. 

• The applicant should provide the manufacturer's warranty, ensuring the roof is 
warrantied for at least 30 years. 

• The applicant should specify the distance the roof overhangs the facades of the 
house, ensuring it is at least 12". 

• The applicant should describe the material of the gutters and downspouts and 
show them on elevations.  

 
         

(f)     Street Facing Facade and Style Standards.       
 Exterior facade materials shall be limited to:  

 Full-depth brick;  
 Natural or cast stone;  
 Smooth natural-wood siding and/or cement-based siding;  
 Shake siding;  
 Painted fish-scale style shingles, but only when used in front gables;  
 True, smooth hard-coat stucco, provided that its use is limited to gables of Tudor revival-style buildings. 

 Exterior building materials shall not be:      
 Simulated brick veneer, such as Z-Brick;  
 Exterior insulation and finish systems (EIFS);  
 Exposed concrete block;  
 Metal siding or other metal exterior treatment;  
 Glass curtain walls; 



 
 Liquid vinyl;  
 T-1-11 siding;  

 

Vinyl siding, except that existing one-family detached homes with vinyl siding covering more than 70 
percent of the exterior facade may replace said siding or construct an addition faced in vinyl siding. 

 Facade materials shall be combined horizontally, with the heavier below the lighter. 
 Blank, windowless walls are prohibited along all facades. See subsection 81-1-7(g)11. 
 Foundations shall be constructed as a distinct building element that contrasts with facade materials. 

Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be faced in 
brick, natural stone, or cast stone. 

 All exterior stair risers visible from a street shall be enclosed. 
 Porches, stoops, and balconies may be located in the front or side yard. 
 Porches, stoops, and balconies along front and side building facades shall not be enclosed with screens, plastics, 

or other materials that hinder visibility and/or natural air flow. 

 Porches, stoops, and balconies shall be made of painted or stained wood, stone, brick, or ornamental metal, 
subject to the additional restrictions below. 

 Wooden porches, stoops, and balconies shall provide top and bottom horizontal members on railings. The top 
railing shall consist of two elements. The upper element shall measure two [inches] by six inches and the lower 
element shall measure two [inches] by four inches. The bottom railing shall measure two [inches] by four 
inches. 

 Front porches and front stoops of principal buildings shall face and be parallel to the front lot line or build-to 
line. 

 Porch and stoop foundations shall be enclosed. 
 Front and side porches and stoops shall not have unpainted, unstained or otherwise untreated or exposed 

pressure treated lumber along the building line that abuts a public right-of-way. 

 Balconies shall have not less than two clear unobstructed open or partially open sides. Partially open is to be 
constructed as 50 percent open or more. The total combined length of the open or partially open sides shall 
exceed 50 percent of the total balcony perimeter. 

 Stoops and porch[es] shall be a minimum of two feet and a maximum of four feet from grade to the top of the 
stairs, unless existing topography is greater. 

 Stoops shall provide a minimum top landing of four feet by four feet. 
 Stoop stairs and landings shall be of similar width. 
 Stoops may be covered or uncovered. 
 When provided, porches shall have a minimum clear depth of eight feet from building facade to outside face 

of column. 
 Front porch widths shall be between 80 percent and 100 percent of the adjacent facade. 
 Side porch widths (including wraparound porches) shall be between 25 percent and 100 percent of the adjacent 

facade. 
 Enfronting porches may have multistory verandas, living space, or balconies above. 
 Porch columns shall be spaced a maximum distance of eight feet on center. 
 Front porch columns shall have foundation piers extending to grade. 
 All porches shall be covered. 
 Enfronting balconies are only permitted on attached or detached one-family home facades when porches are 

not provided on said facades. 

 Enfronting balconies shall have a minimum clear depth of four feet. 
 Enfronting balcony widths shall be between 25 percent and 100 percent of the adjacent facade. 



 Balconies may be covered or uncovered.  
  

      
   

STAFF COMMENT: • The applicant should clarify if the foundation will extend above grade and, if so, 
should design it to contrast with the facade materials. 

• The proposed porch railings are not constructed with top and bottom horizontal 
members connected by vertical railings, which is not compliant. The applicant 
should refer to the standards in section (f) for porch railing dimensional 
requirements. 

• Porches must be between 2’ and 4’ above grade. The applicant should provide 
the height of the porch above grade. 

• Porches must have a clear depth of 8’ from building façade to the outside face of 
columns. The proposed porch has a depth of 6’, which is not compliant. 

• Porch columns may be spaced no more than 8’ apart on center. The porch 
columns are approximately 26’ apart, which is not compliant.  

 
 

   
       

(g)     Door and window standards.        
 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from the 

adjacent public sidewalk. 
 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair access. 
 Building numbers at least six inches in height shall be located above or beside the street-facing pedestrian 

entrance, or above or beside the stairs accessing a front porch. 

 Doors that operate as sliders are prohibited along enfronting facades. 
 Window panes shall be recessed a minimum of three inches and a maximum of eight inches from the adjacent 

facade, except on frame houses, on which panes shall be recessed a minimum of two inches. 

 Where windows lights are utilized they shall be true divided lights, simulated divided lights, or one-over-one 
lights. Grids-between-glass (GBGs) are prohibited. 

 Window trim shall not be flush with the exterior facade and shall provide a minimum relief of one-quarter inch 
or greater. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Painted window or door glass is prohibited. 
 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or tinted glass. 

Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a visible light reflectance 
factor of ten or less. 

 Windows shall be provided for a minimum of thirty (30) percent and a maximum of 50 percent of the total 
street-facing facade of the principal building, with each facade and story calculated independently. 

 Street-facing window units shall not exceed 28 square feet with minimum height of three feet, with the 
exception of transoms and fan lights. 

 Wood trim between four and six inches wide shall surround windows of wood frame structures. Windows 
grouped together shall have center mullions two inches wider than the side trim. 

 Sills shall be of masonry, wood, stone, cast stone, or terra cotta.  
  

         



STAFF COMMENT: • Building numbers at least 6" in height on the porch or adjacent to the front door 
should be included and shown on the plans. 

• The applicant should ensure no GBGs will be utilized. 
• Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window 

standards. The elevations should be revised to demonstrate compliance and the 
plans should provide the following information: 

o Windowpane recession from adjacent facades 
o The width of window trim 
o The width of mullions between grouped windows 
o Windowsill materials  

 
         

(h)     Detached one-family dwellings/ two-family dwellings. In addition to the requirements of subsections (a) 
through (g), the following shall apply to detached one-family dwellings and two-family dwellings. 

 First Stories. First stories shall be elevated above the grade between two and four feet, unless existing 
topography is greater or unless wheelchair access is desired and cannot be provided from the side or rear. 

 Window Sills. Enfronting first story window sills should be no less than two and one-half feet and no more than 
three and one-half feet above finished floor elevation. 

 Wheelchair access. Where practical, wheelchair access, when provided, should be installed at the side or rear 
of the home in order to preserve the architectural character of the primary facade. 

 Architectural style.  Architecture is one of the most critical components of place, and nowhere is this more 
evident than on building facades. The design and character of street-facing facades is a reflection of both 
buildings and their users, and must be carefully considered for its impact on the overall sense of place. 
 
New homes in the neighborhood conservation area should be designed to reflect the principal traditional styles 
found in the community. These include national folk, Queen Anne, ranch, Tudor revival, craftsman, and minimal 
traditional styles. 
 
These styles, however, do not reflect the only styles historically found in Hapeville, which also includes a few 
occurrences of neocolonial revival. Where an applicant desires to utilize a style historically found in Hapeville, 
but not reflected in the six principal styles identified in subsections (4)a. through (4)e., they shall provide the 
Design Review Committee with photo documentation of the relevant style in Hapeville, a description of the key 
features of such style, and written justification of such style's appropriateness for the community. 

          
 

 Craftsman. Craftsman homes may include: 
 i. A rectangular building footprint, with the short end facing a street. 
 ii. Gabled roofs having gables with a minimum pitch of 20 and a maximum pitch of 40 degrees from horizontal 

and with roof lines running parallel or perpendicular to the street. 
 iii. Decorative beams, brackets or braces under gables. 
 iv. Exposed roof rafters where roofs overhang. 
 v. Optional dormers. 
 vi. Windows that are taller than they are wide. 
 vii. Equal height windows along a single floor. 
 viii. Symmetrical or asymmetrical front facade. 
 ix. A front porch extending the entire width of the building or with a width of one-half of the building. Said 

porch shall include square columns that taper from bottom to top, but are not less than eight inches thick. Said 
columns shall be set atop stone or masonry bases extended to the ground. They may include optional square 
or rectangular balusters and handrails.           

 



STAFF COMMENT: • The applicant should provide the height of the finished first floor above grade, 
ensuring it is between 2' and 4'. 

• The applicant should provide the height of the first story windowsills above the 
finished first floor, ensuring they are between 2.5' and 3.5' high. 

• The design is for a Craftsman home. However, for full compliance with the style, 
windows on the same floor must be the same height.           

 
 Outbuildings. In conventional development, outbuildings are often designed and located as an afterthought. 

Yet in traditional towns and cities, outbuildings serve to enrich the quality of design through their placement, 
design and use. In Hapeville, where outbuildings are provided on many residential lots, their design must be to 
the same high standards found in the community's neighborhoods.  
The following standards shall apply to construction of new outbuildings in residential districts.  
i. On lots with one street frontage, set outbuildings back at least 15 feet behind the front facade of the principal 
building.  
ii. On corner lots, outbuildings should be setback at least 15 feet behind the front facade of the principal 
building and with a setback greater than or equal to that of the facade along the side lot line.  
iii. Outbuilding may be linked to the principal building with covered walks, trellises or enclosed breezeway.  
iv. Outbuildings shall be of compatible material and architectural style to the principal building.  
v. Outbuildings shall have a minimum height of 14 feet and a maximum height of that of the principal building 
or 25 feet, whichever is less.  
vi. Outbuildings shall be set a minimum of ten feet from any other outbuilding on adjoining lots.            

STAFF COMMENT: 
 

           

RECOMMENDATIONS  
 
Upon review of the information provided by the Applicant, the following items have been found to be missing or 
deficient and should be addressed by the Applicant and the Design Review Committee: 
 

1. Within subarea E, the maximum height for the portion of a building between 5' and 10' from the property 
line is 25'. The east side setback is 8.8'. While not reflected on the submitted elevations, an updated site 
plan provides the height as approximately 30' above grade with no reduction approaching the side 
setbacks, which is not compliant.  

2. A fence between 6" and 48" in height is encouraged at the back of the required sidewalk. 
3. The applicant should show mechanical utility features on the plans and indicate any screening. 
4. A light at the front door should be included and shown on the plans. 
5. The applicant stated at the September 10, 2019 Planning Commission meeting that the existing driveway 

will be cut to make the proposed driveway consistently 11'. The provided plans still show the existing 
driveway on the plans and should be updated to remove it. 

6. The plans indicate the roofing material will consist of cedar shake and "composition" shingles. The applicant 
should ensure all roof shingles are slate, cedar, or asphalt. 

7. The applicant should provide the manufacturer's warranty, ensuring the roof is guaranteed for at least 
30 years. 

8. The applicant should specify the distance the roof overhangs the facades of the house, ensuring it is at 
least 12". 

9. The applicant should describe the material of the gutters and downspouts and show them on 
elevations. 

10. The applicant should clarify if the foundation will extend above grade and, if so, should design it to 
contrast with the facade materials. 



11. The proposed porch railings are not constructed with top and bottom horizontal members connected by 
vertical railings, which is not compliant. The applicant should refer to the standards in section (f) for porch 
railing dimensional requirements. 

12. Porches must be between 2’ and 4’ above grade. The applicant should provide the height of the porch 
above grade. 

13. Porches must have a clear depth of 8’ from building façade to the outside face of columns. The proposed 
porch has a depth of 6’, which is not compliant. 

14. Porch columns may be spaced no more than 8’ apart on center. The porch columns are approximately 
26’ apart, which is not compliant. 

15. Building numbers at least 6" in height on the porch or adjacent to the front door should be included and 
shown on the plans. 

16. The applicant should ensure no GBGs will be utilized. 
17. Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window standards. The elevations 

should be revised to demonstrate compliance and the plans should provide the following information: 
a. Windowpane recession from adjacent facades 
b. The width of window trim 
c. The width of mullions between grouped windows 
d. Windowsill materials 

18. The applicant should provide the height of the finished first floor above grade, ensuring it is between 2' 
and 4'. 

19. The applicant should provide the height of the first story windowsills above the finished first floor, 
ensuring they are between 2.5' and 3.5' high. 

20. The design is for a Craftsman home. However, for full compliance with the style, windows on the same 
floor must be the same height. 

 
Once these items are addressed to the satisfaction of staff and the Design Review Committee, the application can 
be approved. 















































 
 

DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
 
DATE:  September 11, 2019 
TO:   Tonya Hutson 
FROM:  Michael Smith 
RE:  Design Review – 449 Walnut Street 

  
 
 
BACKGROUND  

          
The City of Hapeville has received a design review application from Bernard Vigilance for a new single-family 
dwelling at 449 Walnut Street. The dwelling will have four finished bedrooms and three finished bathrooms, as 
well as two unfinished bedrooms and two potential bathrooms in the basement. The structure will be built on a 
hill, with a height of 1.5 stories at the front and 2.5 stories in the rear. The dwelling will have 2,337 SF of heated 
floor area, a 1,358 SF unheated basement, and a 484 SF two-car attached rear garage, with a total roofed area of 
4,275 SF including a porch. The floor plan is mirrored by 451 Walnut Street. 
 
The property is zoned R-SF - Residential Single-Family, and is subject to the Neighborhood Conservation Area, 
Subarea E of the Architectural Design Standards.             

CODE 
  
SEC. 81-1-7.  NEIGHBORHOOD CONSERVATION AREA     
        Based on goals established in this chapter, the following standards are required in the neighborhood 
conservation area identified in section 81-1-3.  This includes two subareas: subarea D and subarea E. All of the 
standards contained in this section shall apply to all development in all subareas. Subarea requirements are found 
within the applicable subsection. 
 
        This section shall govern subarea C of the commercial/mixed-use area.  It may also govern one-family detached 
dwellings and two-family dwellings in the commercial/mixed-use area, provided that the section is applied in its 
entirety.  

          
(a)      Site development standards        
 Except where indicated, setbacks shall be established by zoning. 
 On corner lots the principal building shall be located adjacent to the street intersection, subject to setback or 

build-to line requirements of zoning. 
 Minimum building heights shall be established by zoning. 
 Within subareas D and E maximum building heights shall be as established by zoning, except that: 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 

 

Where this chapter provides a more-stringent standard as compared to the zoning code, the more-
stringent standard shall prevail. The only exception to this shall be a use grandfathered under the zoning 
code.  

 

Portions of buildings equal to or less than five feet from a side or rear lot line shall be limited in height to 
the greater of 16 feet.  

 Portions of buildings between five and ten feet of a side or rear lot line shall be limited in height to the 
greater of 25 feet.  

 Portions of buildings ten feet or greater from a side or rear lot line shall be limited in height to 35 feet. 
 Outside of subareas D and E maximum building heights shall be as established by zoning. 
 All buildings shall provide first-story occupiable space, for the first ten feet of building depth along the 

enfronting facade. 
 Sidewalks shall be located along all public and private streets. Sidewalks shall consist of two areas: a landscape 

area and a clear area.  
 Developments less than one acre shall provide a minimum one-foot landscape zone and a minimum four-

foot clear zone.   
Development of one acre or more shall provide a minimum two-foot landscape zone and a minimum five-
foot clear zone.  

 

The above notwithstanding, multifamily developments and all developments along Dogwood Drive shall 
provide a minimum five-foot landscape zone and a minimum six-foot clear zone. 

 
  

        

STAFF COMMENT: • Within subarea E, the maximum height for the portion of a building between 5' 
and 10' from the property line is 25'. Otherwise, the maximum height is 35'. Due 
to the shape of the lot, the property has two east side property lines. The 
southeast side setback is 6.5' from the house and the northeast side setback is 
6.3' from the garage. No overall heights have been provided, either within or 
beyond 10' from property lines, and the house may not be compliant with the 
maximum height requirements.   

 
         

(b)     Supplemental Area and Fence Standards      
 Developments shall locate landscape supplemental areas adjacent to first-story residential uses and place a 

minimum of one tree every 50 feet in the supplemental area. See list of allowed trees in  section 93-2-14. 
 Chain link fencing is not permitted in areas visible from a public right-of-way. 
 On all lots a fence, wall, curb or hedge between six and 48 inches in height is encouraged at the back of the 

required sidewalk, except at openings to access steps, drives or pedestrian walkways. 

 Fences adjacent to the street shall be picket-wood, stone, composite materials or ornamental metal, with the 
finished side facing the street. 

 Retaining walls adjacent to the required sidewalk shall not exceed 32 inches in height unless required by 
topography. 

 All street-facing walls shall be faced with stone, brick, or smooth stucco. 
 Small planting between retaining walls and the required sidewalk are encouraged and should have a minimum 

width of six inches.  
  

         

STAFF COMMENT: • A fence between 6" and 48" in height is encouraged at the back of the required 
sidewalk.  

 

         



(c)     Utility Standards        
 Mechanical features shall not be located in the supplemental area or front yard and shall be screened from 

view from any park or along any public right-of-way with planting, walls or fences of equal or greater height. 
Acceptable materials for screening shall include those materials found in subsection (f)1., provided they are 
compatible with the principal structure. 

 When located on rooftops, mechanical features shall be incorporated in the design of the building and screened 
with materials similar to the building. 

 Street lights may be provided by the developer in an effort to maintain a safe, walkable and well-lit public area 
throughout the city; pedestrian-scale street lights as approved by the DRC and the department of community 
services shall be provided by the developer, subject to site plan and design review in new development. 

 All developments shall provide a light at the front door. Lighting designed to illuminate the path to the front 
door is allowed. Spotlighting may be provided as long as it is properly shielded and does not become an 
annoyance to adjacent property owners or the public. General area illumination with oversized flood lights is 
prohibited. Specifically, lighting shall be shielded so that the source of light is not visible from adjacent 
properties or the public right-of-way. 

 Trees shall not be planted directly above storm drains.  
  

         

STAFF COMMENT: • The applicant should show mechanical utility features on the plans and indicate 
any screening.  

 
         

(d)     Parking and Traffic Standards         
 One-family detached dwellings and two-family dwellings shall meet the following requirements:  
 Driveways shall have a minimum width of nine feet and a maximum width of 15 feet.  
 Circular drives are permitted.  
 A grass strip in the middle of driveways is encouraged. 

 All other buildings shall meet the following requirements:  

 

Parcels are permitted a maximum of one driveway curb cut per street. In cases where a property abuts 
multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 
 Driveways shall have a maximum width of 12 feet for one-way and 24 feet for two-way.  
 Two curb cuts serving two one-way driveways shall be counted as one curb cut.  

 
Public or private alleys, or driveway providing vehicular access to two or more parcels shall not constitute 
a curb cut.  

 New public streets shall not count as curb cuts.  

 

Parcels are permitted a maximum of one driveway curb cut per street frontage. In cases where a property 
abuts multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 Carports are only permitted subject to the following requirements:  
 Carports shall be located in the rear or side yard, but shall not be visible from a public right-of-way.  
 Carport roofs shall be supported by columns with a minimum width and depth of eight inches.  

 
The base of carport columns shall be faced in stacked brick or stacked stone to a minimum height of three 
feet above grade. 

 On-site parking shall be prohibited in the supplemental areas. This shall not be interpreted as restricting on-
street parking located along a public street. 

 Garage access on single-family lots shall be prohibited in the front yard of the home.  
  

         

STAFF COMMENT: • The applicant should provide the width of the proposed driveway. 



 
 

         

(e)     Roof and Chimney Standards        
 Principal building roofs for one-family detached dwellings shall have a minimum usable life of thirty (30) years, 

per manufacturer's warranty. 
 Roof shingles shall be slate, cedar, or asphalt. 
 Roof tiles shall be clay, terra cotta or concrete. 
 Metal roofs are:  
 Allowed on one-family and two-family detached dwellings;  

 
Permitted on multifamily and townhouse dwellings only when screened form the adjacent street by a 
parapet wall. 

 Gutters shall be copper, aluminum or galvanized steel. 
 Downspouts shall match gutters in material and finish. 
 Roof forms shall be based on architectural style. 

 All roofs, excluding dormers, shall overhang a minimum of 12 inches beyond the facade. 
 Dormers are permitted on all style homes (unless specified), but shall not be taller than the main roof to which 

they are attached. 
 Chimneys exposed to the public view may not be faced in wood or cement based siding and may not be of an 

exposed metal or ceramic pipe. All chimneys shall be wrapped in a brick, stone or suitable masonry finish 
material. 

 Chimneys on exterior building walls shall begin at grade. 
 Chimneys shall begin at grade and be faced with brick or stacked stone; extend chimneys between three and 

six feet above the roof line.  
  

         

STAFF COMMENT: • The applicant should provide the manufacturer's warranty, ensuring the roof is 
warrantied for at least 30 years. 

• The applicant should specify the distance the roof overhangs the facades of the 
house, ensuring it is at least 12".  

 
         

(f)     Street Facing Facade and Style Standards.      
 Exterior facade materials shall be limited to:  

 Full-depth brick;  
 Natural or cast stone;  
 Smooth natural-wood siding and/or cement-based siding;  
 Shake siding;  
 Painted fish-scale style shingles, but only when used in front gables;  
 True, smooth hard-coat stucco, provided that its use is limited to gables of Tudor revival-style buildings. 

 Exterior building materials shall not be:      
 Simulated brick veneer, such as Z-Brick;  
 Exterior insulation and finish systems (EIFS);  
 Exposed concrete block;  
 Metal siding or other metal exterior treatment;  
 Glass curtain walls;  
 Liquid vinyl;  
 T-1-11 siding; 



 

 

Vinyl siding, except that existing one-family detached homes with vinyl siding covering more than 70 
percent of the exterior facade may replace said siding or construct an addition faced in vinyl siding. 

 Facade materials shall be combined horizontally, with the heavier below the lighter. 
 Blank, windowless walls are prohibited along all facades. See subsection 81-1-7(g)11. 
 Foundations shall be constructed as a distinct building element that contrasts with facade materials. 

Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be faced in 
brick, natural stone, or cast stone. 

 All exterior stair risers visible from a street shall be enclosed. 
 Porches, stoops, and balconies may be located in the front or side yard. 
 Porches, stoops, and balconies along front and side building facades shall not be enclosed with screens, plastics, 

or other materials that hinder visibility and/or natural air flow. 

 Porches, stoops, and balconies shall be made of painted or stained wood, stone, brick, or ornamental metal, 
subject to the additional restrictions below. 

 Wooden porches, stoops, and balconies shall provide top and bottom horizontal members on railings. The top 
railing shall consist of two elements. The upper element shall measure two [inches] by six inches and the lower 
element shall measure two [inches] by four inches. The bottom railing shall measure two [inches] by four 
inches. 

 Front porches and front stoops of principal buildings shall face and be parallel to the front lot line or build-to 
line. 

 Porch and stoop foundations shall be enclosed. 
 Front and side porches and stoops shall not have unpainted, unstained or otherwise untreated or exposed 

pressure treated lumber along the building line that abuts a public right-of-way. 

 Balconies shall have not less than two clear unobstructed open or partially open sides. Partially open is to be 
constructed as 50 percent open or more. The total combined length of the open or partially open sides shall 
exceed 50 percent of the total balcony perimeter. 

 Stoops and porch[es] shall be a minimum of two feet and a maximum of four feet from grade to the top of the 
stairs, unless existing topography is greater. 

 Stoops shall provide a minimum top landing of four feet by four feet. 
 Stoop stairs and landings shall be of similar width. 
 Stoops may be covered or uncovered. 
 When provided, porches shall have a minimum clear depth of eight feet from building facade to outside face 

of column. 
 Front porch widths shall be between 80 percent and 100 percent of the adjacent facade. 
 Side porch widths (including wraparound porches) shall be between 25 percent and 100 percent of the adjacent 

facade. 
 Enfronting porches may have multistory verandas, living space, or balconies above. 
 Porch columns shall be spaced a maximum distance of eight feet on center. 
 Front porch columns shall have foundation piers extending to grade. 
 All porches shall be covered. 
 Enfronting balconies are only permitted on attached or detached one-family home facades when porches are 

not provided on said facades. 

 Enfronting balconies shall have a minimum clear depth of four feet. 
 Enfronting balcony widths shall be between 25 percent and 100 percent of the adjacent facade. 
 Balconies may be covered or uncovered.  

  
      

   



STAFF COMMENT: • The applicant should specify the material used for the porch and porch column. 
• The porch foundation must be enclosed. 
• Porches and finished first floors must be raised between 2’ and 4’ above grade, 

unless existing topography is greater. The applicant should provide the height 
of the porch and finished first floor from grade at the front. 

• Front porch widths must be 80-100% of the adjacent façade. The proposed porch 
is 73% of the width of the adjacent façade/40% of the overall front façade, which 
is not compliant.  

 
 

   
       

(g)     Door and window standards.        
 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from the 

adjacent public sidewalk. 
 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair access. 
 Building numbers at least six inches in height shall be located above or beside the street-facing pedestrian 

entrance, or above or beside the stairs accessing a front porch. 

 Doors that operate as sliders are prohibited along enfronting facades. 
 Window panes shall be recessed a minimum of three inches and a maximum of eight inches from the adjacent 

facade, except on frame houses, on which panes shall be recessed a minimum of two inches. 

 Where windows lights are utilized they shall be true divided lights, simulated divided lights, or one-over-one 
lights. Grids-between-glass (GBGs) are prohibited. 

 Window trim shall not be flush with the exterior facade and shall provide a minimum relief of one-quarter inch 
or greater. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Painted window or door glass is prohibited. 
 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or tinted glass. 

Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a visible light reflectance 
factor of ten or less. 

 Windows shall be provided for a minimum of thirty (30) percent and a maximum of 50 percent of the total 
street-facing facade of the principal building, with each facade and story calculated independently. 

 Street-facing window units shall not exceed 28 square feet with minimum height of three feet, with the 
exception of transoms and fan lights. 

 Wood trim between four and six inches wide shall surround windows of wood frame structures. Windows 
grouped together shall have center mullions two inches wider than the side trim. 

 Sills shall be of masonry, wood, stone, cast stone, or terra cotta. 

 
  

         

STAFF COMMENT: • Building numbers at least 6" in height on the porch or adjacent to the front door 
should be included and shown on the plans. 

• The applicant should ensure no GBGs will be utilized. 
• Wooden window trim between 4" and 6" wide and at least 1/4" thick is required 

around all windows. Note that mullions between grouped windows must be 2" 
wider than side trim. 

• Windows must be provided for 30-50% of the street facing façade. The window 
coverage of the street facing façade cannot be calculated. The applicant should 
provide the width of the door glass. 



• Windows must comply with all requirements of Sec. 81-1-7(g) - Door and 
window standards. The elevations should be revised to demonstrate compliance 
and the plans should provide the following information: 

o Windowpane recession from adjacent facades 
o Windowsill materials  

 
         

(h)     Detached one-family dwellings/ two-family dwellings. In addition to the requirements of subsections (a) 
through (g), the following shall apply to detached one-family dwellings and two-family dwellings. 

 First Stories. First stories shall be elevated above the grade between two and four feet, unless existing 
topography is greater or unless wheelchair access is desired and cannot be provided from the side or rear. 

 Window Sills. Enfronting first story window sills should be no less than two and one-half feet and no more than 
three and one-half feet above finished floor elevation. 

 Wheelchair access. Where practical, wheelchair access, when provided, should be installed at the side or rear 
of the home in order to preserve the architectural character of the primary facade. 

 Architectural style.  Architecture is one of the most critical components of place, and nowhere is this more 
evident than on building facades. The design and character of street-facing facades is a reflection of both 
buildings and their users, and must be carefully considered for its impact on the overall sense of place. 
 
New homes in the neighborhood conservation area should be designed to reflect the principal traditional styles 
found in the community. These include national folk, Queen Anne, ranch, Tudor revival, craftsman, and minimal 
traditional styles. 
 
These styles, however, do not reflect the only styles historically found in Hapeville, which also includes a few 
occurrences of neocolonial revival. Where an applicant desires to utilize a style historically found in Hapeville, 
but not reflected in the six principal styles identified in subsections (4)a. through (4)e., they shall provide the 
Design Review Committee with photo documentation of the relevant style in Hapeville, a description of the key 
features of such style, and written justification of such style's appropriateness for the community. 

          
 

STAFF COMMENT: 

• The applicant should provide the height of the finished first floor above grade, 
ensuring it is between 2' and 4'. 

• Enfronting first story windows must be between 2.5 and 3.5' above finished first 
floor elevation. The proposed enfronting windows are 2' above the floor, which 
is not compliant. 

• The design does not reflect any of the principal traditional styles found in the 
community.           

 
 Outbuildings. In conventional development, outbuildings are often designed and located as an afterthought. 

Yet in traditional towns and cities, outbuildings serve to enrich the quality of design through their placement, 
design and use. In Hapeville, where outbuildings are provided on many residential lots, their design must be to 
the same high standards found in the community's neighborhoods.  
The following standards shall apply to construction of new outbuildings in residential districts.  
i. On lots with one street frontage, set outbuildings back at least 15 feet behind the front facade of the principal 
building.  
ii. On corner lots, outbuildings should be setback at least 15 feet behind the front facade of the principal 
building and with a setback greater than or equal to that of the facade along the side lot line.  
iii. Outbuilding may be linked to the principal building with covered walks, trellises or enclosed breezeway.  
iv. Outbuildings shall be of compatible material and architectural style to the principal building. 



 
v. Outbuildings shall have a minimum height of 14 feet and a maximum height of that of the principal building 
or 25 feet, whichever is less.  
vi. Outbuildings shall be set a minimum of ten feet from any other outbuilding on adjoining lots.            

STAFF COMMENT: 
 

           

RECOMMENDATIONS  
 
The proposed design does not reflect any of the traditional styles found in Hapeville. The Applicant will need to 
provide a justification of the design’s appropriateness for the community along with photo documentation of similar 
designs in the city. 
 
In addition, the following items have been found to be missing or deficient and should be addressed by the Applicant 
and the Design Review Committee: 
 

1. Within subarea E, the maximum height for the portion of a building between 5' and 10' from the property 
line is 25'. Otherwise, the maximum height is 35'. Due to the shape of the lot, the property has two east 
side property lines. The southeast side setback is 6.5' from the house and the northeast side setback is 
6.3' from the garage. No overall heights have been provided, either within or beyond 10' from property 
lines, and the house may not be compliant with the maximum height requirements. The applicant should 
provide the height at the front, rear, and highest point of the dwelling. 

2. A fence between 6" and 48" in height is encouraged at the back of the required sidewalk. 
3. The applicant should show mechanical utility features on the plans and indicate any screening. 
4. The applicant should provide the width of the proposed driveway. 
5. The applicant should provide the manufacturer's warranty, ensuring the roof is warrantied for at least 30 

years. 
6. The applicant should specify the distance the roof overhangs the facades of the house, ensuring it is at 

least 12". 
7. The applicant should specify the material used for the porch and porch column. 
8. The porch foundation must be enclosed. 
9. Porches and finished first floors must be raised between 2’ and 4’ above grade, unless existing topography 

is greater. The applicant should provide the height of the porch and finished first floor from grade at the 
front. 

10. Front porch widths must be 80-100% of the adjacent façade. The proposed porch is 73% of the width of 
the adjacent façade/40% of the overall front façade, which is not compliant. 

11. Building numbers at least 6" in height on the porch or adjacent to the front door should be included and 
shown on the plans. 

12. The applicant should ensure no GBGs will be utilized. 
13. Wooden window trim between 4" and 6" wide and at least 1/4" thick is required around all windows. 

Note that mullions between grouped windows must be 2" wider than side trim. 
14. Windows must be provided for 30-50% of the street facing façade. The window coverage of the street facing 

façade cannot be calculated. The applicant should provide the width of the door glass. 
15. Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window standards. The 

elevations should be revised to demonstrate compliance and the plans should provide the following 
information: 

a. Windowpane recession from adjacent facades 
b. Windowsill materials 

16. Enfronting first story windows must be between 2.5 and 3.5' above finished first floor elevation. The 
proposed enfronting windows are 2' above the floor, which is not compliant. 

17. The design does not reflect any of the principal traditional styles found in the community. 
 
Once these items are addressed to the satisfaction of staff and the Design Review Committee, the application can 
be approved. 
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SITE

LOCATION MAP

AREA SCHEDULE (GROSS HEATED)

FIRST FLOOR HEATED AREA 1588 SF
SECOND FLOOR HEATED AREA 581 SF
HEATED BASEMENT ENTRY 169 SF
Grand total 2337 SF

AREA SCHEDULE (GROSS TOTAL UNDER ROOF)

FIRST FLOOR HEATED AREA 1588 SF
SECOND FLOOR HEATED AREA 581 SF
FRONT COVERED PORCH 96 SF
UN-FINISHED BASEMENT AREA 1358 SF
2-CAR GARAGE 484 SF
HEATED BASEMENT ENTRY 169 SF
Grand total 4275 SF

AREA SCHEDULE (GROSS UNHEATED)

FRONT COVERED PORCH 96 SF
UN-FINISHED BASEMENT AREA 1358 SF
2-CAR GARAGE 484 SF
Grand total 1938 SF

BUILDING AREAS

NEW RESIDENTIAL CONSTRUCTION

NEW RESIDENCE
449 WALNUT STREET 

HAPEVILLE, GA , 30354 

THE STRUCTURAL DESIGN IS BASED ON THE INTERNATIONAL 
RESIDENTIAL CODE (2012 EDITION) 

FLOORS:
SLEEPING AREAS = 30 PSF LL + 20 PSF DL
LIVING AREAS = 40 PSF LL + 20 PSF DL
STAIRS = 100 PSF LL
WOOD DECKS = 40 PSF LL + 20 PSF DL

ROOFS:
CEILINGS NOT ATTACHED TO RAFTERS, L/∆ = 180: 
ROOF LIVE LOAD = 20 PSF
ROOF DEAD LOAD = 10 PSF (LIGHTWEIGHT FRAMING)
ROOF DEAD LOAD = 20 PSF

CEILINGS ATTACHED TO RAFTERS, L/∆ =  240:
ROOF LIVE LOAD = 20 PSF
ROOF DEAD LOAD = 10 PSF (LIGHTWEIGHT FRAMING)
ROOF DEAD LOAD = 20 PSF 

CEILINGS: 
UNINHABITABLE ATTICS W/O STORAGE, L/∆ = 240: 
LIVE LOAD  = 10 PSF
DEAD LOAD = 5 PSF

UNINHABITABLE ATTICS W/ LIMITED STORAGE, L/∆ = 240:
LIVE LOAD = 20 PSF
DEAD LOAD = 10 PSF

WIND LOADS: 
BASIC WIND SPEED = 90 MPH

WEATHERING PROBABILITY FOR CONCRETE: MODERATE

GROUND SNOW LOAD : 5 PSF 

TERMITE INFESTATION PROBABILITY : VERY HEAVY

DESIGN LOADS AND BUILDING 
PLANNING

ARCHITECTURAL LEGEND

RESIDENTIAL: INTERNATIONAL RESIDENTIAL CODE - 2012 EDITION, W/ GEORGIA STATE AMENDMENTS (2014)(2015) (2018)

APPLICABLE CODES

ELECTRICAL: NEC - NATIONAL ELECTRIC CODE - 2017 EDITION, W/  NO GEORGIA AMENDMENTS 
ENERGY: INTERNATIONAL ENERGY CONSERVATION CODE - 2009 EDITION, W/ GEORGIA 

SUPPLEMENTS AND AMENDMENTS (2011) (2012) 

PLUMBING: INTERNATIONAL PLUMBING CODE - 2012 EDITION, W/ GEORGIA AMENDMENTS (2014)(2015)

3050 WINDOW SIZE 3'-0" x 5'-0"
A AMPS
ABV ABOVE
AC ABOVE CEILING
ACT ACOUSTICAL CEILING TILE
AFF ABOVE FINISH FLOOR
ALUM ALUMINUM
APPROX APPROXIMATE
ASC ABOVE SUSPENDED CEILING
BDRM BEDROOM
BF BI-FOLD DOOR
BLW BELOW
BRK BRICK
BSMT BASEMENT
CL CENTER LINE
CLW CENTER LINE OF WALL
COL COLUMN
CONC CONCRETE
CONT CONTINUOUS
COOR COORDINATE
CPT CARPET
CT CERAMIC TILE
DBL DOUBLE
DECO DECORATIVE
DF DRINKING FOUNTAIN
DN DOWN
DS DOWNSPOUT
DW DISHWASHER
DWG DRAWINGS
EIFS EXTERIOR INSULATION FINISH SYSTEM
ELEC ELECTRIC
EP ELECTRIC PANEL
EW EACH WAY
EWC ELECTRIC WATER COOLER
EXG EXISTING
EXT EXTERIOR
FE WALL RECESSED 

FIRE EXTINGUISHER  5# A,B,C,
FEC FIRE EXTINGUISHER CABINET 

SEMI RECESSED W/ 5# A,B,C
FLR FLOORING
FOS FACE OF STUD
FPL FIRE PLACE
FTG FOOTING
GS GENERAL CONTRACTOR
GYB GYPSUM BOARD
HGT HEIGHT
HM HOLLOW METAL
HP HORSEPOWER
IG ISOLATED GROUND

ABBREVIATIONS
KW KNEE WALL
KW KILOWATT
LDG LEDGE
LIN LINEN
LOC LOCATION
MAS MASONRY
MECH MECHANICAL ROOM
MFR MANUFACTURER
OHD OVERHEAD DOOR
OPG OPENING
OPT OPTIONAL
PAN PANTRY
PDS PULL DOWN STAIR
PS PEDESTAL SINK
PT PRESSURE TREADED
PW PLUMBING WALL
PWDR POWDER ROOM
QT QUARRY TILE
RB RUBBER
RC STAIR RISER COUNT
RD STAIR RISER DIMENSION
RECP RECEPTACLE
SB SMOKE BARRIER
SC SOLID CORE
SCWD SOLID CORE WOOD
SIM SIMILAR
SS STAINLESS STEEL
STL STEEL
SU STUB-UP
TC STAIR TREAD COUNT
TD STAIR TREAD DIMENSION
TOP TOP OF PLATE
TOW TOP OF WINDOW
TRANS TRANSOM WINDOW
TYP TYPICAL
UNO UNLESS NOTED OTHERWISE
V VOLTS
VCT VINYL COMPOSITE TILE
W WATTS
WH WATER HEATER
WIC WALK IN CLOSET
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ARCHITECT OF RECORD IS NO LONGER LIABLE FOR THE WORK WHERE CHANGES TO THESE DOCUMENTS HAVE BEEN MADE.
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DECK GENERAL NOTES:

1. Lumber shall be naturally durable wood or shall be southern pine, grade #2 or better that is pressure-preservative-
treated in accordance with AWPA U1 for the species, product, preservative and end use. Field cut ends, notches and 
drilled holes of preservative treated wood shall be treated in the field in accordance with AWPA M4. Preservative-
treated lumber in contact with the ground shall be rated as “ground-contact.” Please note: not all treated lumber is 
rated for ground contact. 

2. Wood-plastic composites are composed of bound wood and plastic fibers creating material that can be used as 
decking and guard elements as permitted herein. Permissible wood-plastic composites must bear a label indicating its 
performance criteria and compliance with ASTM D 7032. 

3. Nails shall be ring-shanked or annular grooved. 

4. Screws and nails shall be hot-dipped galvanized, stainless steel or approved for use with pressure treated lumber. 

5. Hardware, e.g., joist hangers, cast-in-place post anchors, mechanical fasteners, shall be galvanized with 1.85 oz/sf of 
zinc (G-185 coating) or shall be stainless steel. Use products such as “Zmax” from Simpson Strong-Tie or “Triple Zinc” and 
“Gold Coat” from USP. 

6. Electrical receptacles for decks shall comply with the currently approved edition of the National Electrical Code. 

7. Lighting for decks and exterior stairs shall comply with IRC 303.7 Stairway Illumination. 

8. Decks constructed in accordance with these details are not approved for privacy screens, planters, built-in seating or 
hot tub installations. 
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GENERAL NOTES:

1. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE, AND LOCAL CODES, REGULATIONS. 

2. CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AT SITE BEFORE BEGINNING CONSTRUCTION. ANY DISCREPANCIES 
SHALL BE REPORTED TO ARCHITECT FOR JUSTIFICATION AND/OR CORRECTION BEFORE PROCEEDING WITH WORK. CONTRACTORS SHALL 
ASSUME RESPONSIBILITY FOR ERRORS THAT ARE NOT REPORTED. 

3. ALL DIMENSIONS SHOULD BE READ OR CALCULATED AND NEVER SCALED. 

4. CONTRACTOR SHALL INSURE COMPATIBILITY OF THE BUILDING WITH ALL SITE REQUIREMENTS. 

5. ALL WOOD, CONCRETE, AND STEEL STRUCTURAL MEMBERS SHALL BE OF A GOOD GRADE AND QUALITY AND MEET ALL NATIONAL, 
STATE, AND LOCAL BUILDING CODES WHERE APPLICABLE. 

6. ALL DIMENSIONS ARE FROM FACE OF STUD TO FACE OF STUD UNLESS NOTED OTHERWISE. 

7. WHERE APPLICABLE, COORDINATE LOCATION OF UTILITY METERS WITH SITE PLAN AND LOCATE AWAY FORM PUBLIC VIEW. VISUAL 
IMPACT SHALL BE MINIMIZED, I.E. MOUNT AS LOW AS POSSIBLE. 

8. THE STRUCTURE SHOWN ON THESE DRAWINGS IS SOUND ONLY IN ITS COMPLETED FORM. THE CONTRACTOR SHALL TEMPORARILY 
BRACE THE STRUCTURE AND ITS COMPONENTS TO RESIST ALL LATERAL FORCES DURING CONSTRUCTION. 

SOIL & FOUNDATION WALL GENERAL NOTES:

1.  FOOTINGS HAVE BEEN DESIGNED USING A SOIL BEARING PRESSURE OF 2000 PSF. FOOTING DESIGN PARAMETERS SHALL BE VERIFIED 
PRIOR TO CONSTRUCTION. 

2. BOTTOM OF CONCRETE FOOTINGS SHALL BE 12" BELOW FINISH GRADE AND MUST REST ON UNDISTURBED SOIL CAPABLE OF HANDLING 
THE STRUCTURE. 

3. IF BACKFILL EXCEEDS 4 FEET AGAINST ANY FOUNDATION WALL, REINFORCE AS PER CODE. 

REINFORCED CONCRETE GENERAL NOTES:

1.  MINIMUM SPECIFIED  COMPRESSIVE STRENGTH OF CONCRETE AT 28 DAYS: (PER IRC TABLE R402.2)

A. BASEMENT WALLS, FOUNDATIONS AND OTHER CONCRETE NOT EXPOSED TO THE WEATHER = 2,500 PSI
B. BASEMENT SLABS AND INTERIOR SLABS ON GRADE, EXCEPT GARAGE FLOOR SLABS = 2,500 PSI
C. BASEMENT WALLS, FOUNDATION WALLS, EXTERIOR WALLS AND OTHER VERTICAL CONCRETE WORK 
EXPOSED TO THE WEATHER = 3,000 PSI
D. PORCHES, CARPORT SLABS AND STEPS EXPOSED TO THE WEATHER, AND GARAGE FLOOR SLABS = 3,000 PSI

2. CONCRETE SHALL HAVE A MINIMUM SPECIFIED COMPRESSIVE STRENGTH AS SHOWN ABOVE (IRC TABLE R402.2). CONCRETE 
SUBJECT TO WEATHERING SHALL BE AIR ENTRAINED AS SPECIFIED IN IRC TABLE R402.2.  THE MAXIMUM WEIGHT OF FLY ASH, OTHER 
POZZOLANS, SILICA FUME, OR SLAG THAT IS INCLUDED IN CONCRETE MIXTURES FOR GARAGE FLOOR SLABS AND FOR EXTERIOR 
PORCHES, CARPORT SLABS, AND STEPS THAT WILL BE EXPOSED TO DEICING CHEMICALS SHALL NOT EXCEED THE PERCENTAGES OF THE 
TOTAL WEIGHT OF CEMENTITIOUS MATERIALS SPECIFIED IN SECTION 4.2.3. OF ACI 318. MATERIALS USED TO PRODUCE CONCRETE AND 
TESTING THEREOF SHALL COMPLY WITH THE APPLICABLE STANDARDS LISTED IN CHAPTER 3 OF ACI 318 OR ACI 332. 

3. CONCRETE WORK SHALL CONFORM TO ACI 318-05, BUILDING CODE REQUIREMENTS FOR STRUCTURAL CONCRETE.

4. AGGREGATE SHALL BE NORMAL WEIGHT AND CONFORM TO ASTM C33.

5. THE FOLLOWING MINIMUM CONCRETE COVER FOR REINFORCING STEEL SHALL BE PROVIDED:

3 IN. - CONCRETE CAST AGAINST AND PERMANENTLY EXPOSED TO EARTH
2 IN. - CONCRETE EXPOSED TO EARTH OR WEATHER (#6 TO #18 BAR)
1 1/2 IN. - CONCRETE EXPOSED TO EARTH OR WEATHER (#3 TO #5 BAR)
3/4 IN. - CONCRETE NOT EXPOSED TO EARTH OR WEATHER (#3 TO #11 BAR)

6. LAP SPLICES FOR REINFORCING STEEL SHALL BE ACI CLASS B.

7. DETAILING, FABRICATION AND PLACING OF CONCRETE REINFORCING STEEL SHALL BE IN ACCORDANCE WITH ACI 318 AND ACI 
315. REINFORCING STEEL SHALL CONFORM TO ASTM A615, GRADE 60.

8. ALL REINFORCING STEEL SHALL BE FREE OF RUST, SCALE OR ANY FOREIGN MATERIAL PRIOR TO CONCRETE PLACEMENT.

CONCRETE SLABS ON GRADE NOTES:

1. CONCRETE SLAB-ON-GROUND FLOORS SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH THE PROVISIONS OF  
SECTION R506 OR ACI 332. 

2. CONSTRUCTION AND CONTROL JOINTS SHALL BE INSTALL WITHIN A MAXIMUM AREA OF 150 SF, OR AS INDICATED ON PLANS.

3. CONCRETE SLAB ON GRADE SHALL BE 4 INCHES THICK, 3,000 PSI CONCRETE REINFORCED WITH 6x6 - W1.4x1.4 WELDED WIRE MESH 
PLACED 1 INCH BELOW TOP OF SLAB. INSTALL SLAB OVER A 4 INCH GRAVEL BASE WITH 6 MIL MIN. VAPOR BARRIER. 

4. WELDED WIRE MESH SHALL CONFORM TO ASTM A185. LAP MESH 6 INCHES MIN.

5. FINISHING OF CONCRETE SLAB ON GRADE SHALL CONFORM TO ACI 302.1R.

MASONRY NOTES: 

1. CONCRETE MASONRY UNITS SHALL BE NORMAL WEIGHT AND CONFORM TO ASTM C90, GRADE N, TYPE II. COMPRESSIVE STRENGTH (f'm) 
SHALL BE 1,500 PSI MINIMUM. 

2. MASONRY MORTAR SHALL BE TYPE M OR S AND CONFORM TO ASTM C270. GROUT SHALL HAVE A MINIMUM 28 DAY COMPRESSIVE 
STRENGTH OF 3,000 PSI AND CONFORM TO ASTM C476.

3. INSTALLATION OF CONCRETE MASONRY UNITS SHALL CONFORM TO ACI 530 / ASCE 5. UNITS SHALL BE SET IN RUNNING BOND.

4. MASONRY REINFORCING STEEL SHALL CONFORM TO ASTM A615, GRADE 60.

5. JOINT REINFORCING FOR MASONRY SHALL BE TRUSS TYPE, 2-9 GAUGE SIDE RODS, AND CONFORM TO ASTM A82. VERTICAL SPACING 
SHALL BE 16 INCHES TYPICAL.

6. ALL MASONRY CELLS CONTAINING REINFORCING STEEL OR BELOW GRADE SHALL BE GROUTED SOLID. VERTICAL REINFORCING SHALL BE 
DOWELED INTO THE FOUNDATION. LAP SPLICES FOR REINFORCEMENT SHALL BE 50 BAR DIAMETER.

TYPE DIAMETER LENGTH
6d
8d
10d
12d
16d

0.113 IN.
0.131 IN.
0.148 IN.
0.148 IN.
0.162 IN.

2 IN.
2 1/2 IN.
3 IN.
3 1/4 IN.
3 1/2 IN.

PRE-ENGINEERED WOOD TRUSSES:

1. WOOD ROOF TRUSSES SHALL BE DESIGNED BY A PROFESSIONAL ENGINEER REGISTERED IN THE STATE OF GEORGIA.

2. FLOOR TRUSSES SHALL BE DESIGNED BY A PROFESSIONAL ENGINEER REGISTERED IN THE STATE OF GEORGIA.

3. DO NOT FIELD CUT OR ALTER WOOD TRUSSES WITHOUT APPROVAL OF THE STRUCTURAL ENGINEER.

ELECTRICAL NOTES:

1. ALL ELECTRICAL WORK TO COMPLY WITH NATIONAL ELECTRIC CODE AS SPECIFIED UNDER APPLICABLE CODES.  
2. ALL ELECTRICAL WORK SHALL BE PERFORMED BY A LICENSED ELECTRICAL CONTRACTOR IN THE STATE OF GEORGIA. 

MECHANICAL NOTES:

1. ALL MECHANICAL WORK SHALL BE PERFORMED BY A LICENSED MECHANICAL CONTRACTOR IN THE STATE OF GEORGIA.

PLUMBING NOTES:

1. ALL PLUMBING WORK SHALL BE PERFORMED BY A LICENSED PLUMBER CONTRACTOR IN THE STATE OF GEORGIA. 

EXHAUST FAN NOTES:

1. BATHROOMS AND UTILITY ROOMS SHALL BE VENTED TO THE OUTSIDE WITH A MINIMUM OF A 90 CFM FAN. RANGE HOODS 
SHALL ALSO BE VENTED TO OUTSIDE IF SPECIFIED ON PLANS. 

GLAZING  AND OPENING NOTES:

1. ALL GLASS LOCATED WITHIN 18" OF FLOOR, 24" OF A DOOR OR LOCATED WITHIN 60" OF ANY STANDING SURFACE AT 
BATHTUBS, WHIRLPOOLS, SHOWERS, SAUNAS, STEAM ROOMS OR HOT TUBS SHALL BE TEMPERED. 

2. BEDROOM WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5.7 SQ.FT., A MINIMUM NET CLEAR OPENABLE WIDTH 
OF 20", A MINIMUM NET CLEAR OPENABLE HEIGHT OF 24" AND HAVE A MAXIMUM FINISH SILL HEIGHT OF 44" FROM FINISH 
FLOOR TO OPENING SILL .

3. UNLESS OTHERWISE INDICATED ON PLANS ALL GLAZING SHALL BE INSULATED LOW-E. 

WOOD FRAMING NOTES:

1. WOOD FRAMING SHALL CONFORM TO ALL LOCAL BUILDING CODES AS A MINIMUM STANDARD. 

2.  TOE AND END NAILING MAY BE ALLOWED FOR BEARING TYPE CONNECTIONS UNLESS OTHERWISE NOTED ON THE DRAWINGS.  ALL 
OTHER CONNECTIONS SHALL BE MADE USING METAL CONNECTORS. 

3. NOMINAL WOOD FRAMING SHALL BE SOUTHERN PINE NO.2 AND CONFORM TO NATIONAL DESIGN SPECIFICATIONS FOR WOOD 
CONSTRUCTION, KILN DRIED (MC=15%) OR EQUAL UNLESS NOTED OTHERWISE ON THE DRAWINGS. 

4. WALL STUD FRAMING SHALL BE SOUTHERN PINE, STUD GRADE TYPICAL.

5. WOOD FRAMING EXPOSED TO WEATHER OR IN CONTACT WITH SOIL, CONCRETE OR MASONRY SHALL BE PRESSURE PRESERVATIVE 
TREATED TYPICAL.

6. SIMPSON CONNECTORS SHALL BE INSTALLED IN ACCORDANCE WITH THE SPECIFICATIONS OF THE SIMPSON STRONG-TIE COMPANY, 
INC. USE THE SIZE AND NUMBER OF REQUIRED FASTENERS AS LISTED IN THE SIMPSON STRONG-TIE CATALOG C-2009.

7.  PROVIDE BRIDGING AT 6'-0" O/C MAXIMUM SPACING AND AT ALL BEARING POINTS FOR ALL JOISTS AND RAFTERS. 

8. LOAD BEARING STUD WALLS SHALL HAVE HORIZONTAL BRACING AT 6'-0" O/C MAXIMUM SPACING. 

9. STUDS AND JOISTS SHALL NOT BE CUT TO INSTALL PLUMBING OR WIRING WITHOUT ADDING METAL OR WOOD SIDE PIECES TO 
STRENGTHEN THE MEMBER TO ITS ORIGINAL CAPACITY. 

10. STRUCTURAL BOLTS SHALL CONFORM TO ASTM A325N, TYPICAL.

11.  JOISTS AND RAFTERS SHALL BE CUT TO HAVE HORIZONTAL CONTACT FOR THE FULL WIDTH OF THE SUPPORTING MEMBER. 

12.  NAIL MULTIPLE MEMBER BEAMS TOGETHER WITH 16D NAILS AT 12 INCHES ON CENTER STAGGERED. 

13.  ALL STRUCTURAL GLUED LAMINATED TIMBER TO HAVE MINIMUM FB = 2400 PSI.  GRADE COMBINATION F-

14. ALL LAMINATED VENEER LUMBER BEAMS (LVL) TO HAVE MINIMUM FB = 2925 PSI AND A MODULUS OF ELASTICITY OF 2000 KSI. 

15.   ALL METAL CONNECTORS AND FASTENERS TO BE PROTECTED FROM CORROSION BY USING SUCH CONNECTORS AND FASTENERS 
THAT ARE ADDITIONALLY TREATED FOR PROTECTION AGAINST CORROSION BY THE MANUFACTURERS.

16. WOOD ROOF SHEATHING SHALL BE 5/8 IN. APA RATED PLYWOOD, CDX OR OSB SHEATHING. NAIL SHEATHING TO WOOD TRUSSES 
WITH 10d COMMON NAILS SPACED 6 IN. O.C. AT PANEL EDGES AND 12 IN. O.C. AT INTERMEDIATE SUPPORTS.

17. EXTERIOR WALL SHEATHING SHALL BE 1/2 IN. APA RATED PLYWOOD, CDX OR OSB SHEATHING. NAIL SHEATHING TO WOOD STUDS 
AND PLATES WITH 10d COMMON NAILS SPACED 6 IN. O.C. AT PANEL EDGES AND 12 IN. O.C. AT INTERMEDIATE SUPPORTS UNLESS NOTE 
OTHERWISE.

18. PROVIDE PURLINS AT MID HEIGHT OF ALL WALLS. 

19. ALL HEADERS SHALL BE 2-2x10's WITH 1/2" PLYWOOD FLITCH PLATE UNLESS OTHERWISE NOTED. 

20 .FRAMER TO INSTALL DOUBLE FLOOR JOISTS UNDER PARTITION WALL PARALLEL TO JOIST DIRECTION. 

21. PROVIDE 1x4 CROSS BRIDGING AT MID POINT OF SPAN OR 8'-0" O.C. MAXIMUM IN ALL FLOORS IF FLOOR JOIST ARE INDICATED ON 
PLANS.  

22. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE 2X4'S COLLAR TIES AT UPPER 1/3 OF VERTICAL DISTANCE BETWEEN RIDGE 
BOARD AND CEILING JOISTS AT 4'-0" O.C. MAXIMUM.

23. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE CONTINUOUS PURLINS, LUMBER SIZED EQUAL TO RAFTER, AT A POINT WHERE IT 
MEETS THE PURLIN BRACE AT THE TOP END. PURLIN BRACE SHALL BE 2x4 MIN., WITH A ANGLE TO HORIZON NOT LESS THAN 45 DEGREES 
AT BOTTOM END, AND SPACED A MINIMUM OF 48" O.C. BOTTOM END OF PURLIN TIE SHALL BEAR ON BEARING WALL AND TOP END 
SHALL BE CONNECTED TO CONTINUOUS PURLIN.    

24. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE 2x4 RATER TIES @ EVERY OTHER RAFTER, WHERE CEILING JOIST RUN 
PERPENDICULAR TO RAFTERS. 

25. HIP, VALLEY RAFTERS, AND RIDGE BOARDS SHALL BE ONE "2x" SIZE LARGER THAN RAFTERS. 

26. ALL CEILING JOISTS AND RAFTER BRACING TO BEAR ON LOAD BEARING WALLS DESIGNED TO CARRY LOAD.

27. ALL FRAMED WALL DIMENSIONS ARE BASED ON 2x4 STUDS @ 16" O.C. UNLESS OTHERWISE NOTED.

28. ALL COLUMNS OR SOLID FRAMING SHALL EXTEND DOWN THRU ALL LEVELS AND TERMINATE AT THE BASEMENT FLOOR AND BE 
SUPPORTED BY A THICKENED SLAB, GRADE BEAM, OR FOOTING DESIGNED TO CARRY LOAD. 

29. COMMON WIRE NAILS SHALL BE GALVANIZED AND CONFORM TO ASTM F1667. THE FOLLOWING SIZES SHALL BE USED:
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BERNARD RESIDENCE

449 WALNUT STREET
HAPEVILLE, GA 30354

BERNARD VIGILANCE

3/16" = 1'-0"A101
FIRST  FLOOR PLAN1

3/16" = 1'-0"A101
SECOND FLOOR PLAN2

3/16" = 1'-0"A101
BSMT LEVEL3

WINDOW SCHEDULE RESIDENTIAL

TYPE MARK
R.O. HEAD

HEIGHT COUNT COMMENTSWIDTH HEIGHT
BSMT LEVEL

01 2' - 8" 6' - 0" 8' - 0" 4 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
03 2' - 0" 4' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
04 3' - 0" 1' - 0" 8' - 0" 2 FIXED WINDOW

LEVEL 1
01 2' - 8" 6' - 0" 8' - 0" 15 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
02 2' - 4" 4' - 6" 8' - 0" 4 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
03 2' - 0" 4' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER

LEVEL 2
01 2' - 8" 6' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
05 2' - 3 1/8" 4' - 3 1/8" 1 SKYLIGHT, VELUX, BY OWNER.

DOOR SCHEDULE RESIDENTIAL

NO.
SIZE

COUNT COMMENTSWIDTH HEIGHT
GARAGE LEVEL

D12 16' - 0" 8' - 0" 1 GARAGE DOOR
BSMT LEVEL

D02 2' - 6" 6' - 8" 2
D04 2' - 4" 6' - 8" 4
D06 1' - 8" 6' - 8" 1
D10 3' - 0" 6' - 8" 2
D11 3' - 0" 6' - 8" 2
D13 5' - 0" 6' - 8" 2

LEVEL 1
D01 3' - 0" 8' - 0" 1
D02 2' - 6" 6' - 8" 1
D03 4' - 0" 6' - 8" 1
D04 2' - 4" 6' - 8" 4
D05 2' - 0" 6' - 8" 2
D06 1' - 8" 6' - 8" 1
D07 2' - 4" 6' - 8" 1 POCKET DOOR
D08 3' - 0" 6' - 8" 1 POCKET DOOR
D09 2' - 8" 6' - 8" 1
D10 3' - 0" 6' - 8" 1

LEVEL 2
D02 2' - 6" 6' - 8" 2
D04 2' - 4" 6' - 8" 3
D07 2' - 4" 6' - 8" 1 POCKET DOOR
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DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
 
DATE:  September 11, 2019 
TO:   Tonya Hutson 
FROM:  Michael Smith 
RE:  Design Review – 451 Walnut Street 

  
 
 
BACKGROUND  

          
The City of Hapeville has received a design review application from Bernard Vigilance for a new single-family 
dwelling at 451 Walnut Street. The dwelling will have four finished bedrooms and three finished bathrooms, as 
well as two unfinished bedrooms and two potential bathrooms in the basement. The structure will be built on a 
hill, with a height of 1.5 stories at the front and 2.5 stories in the rear. The dwelling will have 2,337 SF of heated 
floor area, a 1,358 SF unheated basement, and a 484 SF two-car attached rear garage, with a total roofed area of 
4,275 SF including a porch. The floor plan is mirrored by 449 Walnut Street. 
 
The property is zoned R-SF - Residential Single-Family, and is subject to the Neighborhood Conservation Area, 
Subarea E of the Architectural Design Standards.             

CODE 
  
SEC. 81-1-7.  NEIGHBORHOOD CONSERVATION AREA     
        Based on goals established in this chapter, the following standards are required in the neighborhood 
conservation area identified in section 81-1-3.  This includes two subareas: subarea D and subarea E. All of the 
standards contained in this section shall apply to all development in all subareas. Subarea requirements are found 
within the applicable subsection. 
 
        This section shall govern subarea C of the commercial/mixed-use area.  It may also govern one-family detached 
dwellings and two-family dwellings in the commercial/mixed-use area, provided that the section is applied in its 
entirety.  

          
(a)      Site development standards        
 Except where indicated, setbacks shall be established by zoning. 
 On corner lots the principal building shall be located adjacent to the street intersection, subject to setback or 

build-to line requirements of zoning. 
 Minimum building heights shall be established by zoning. 
 Within subareas D and E maximum building heights shall be as established by zoning, except that: 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 

 

Where this chapter provides a more-stringent standard as compared to the zoning code, the more-
stringent standard shall prevail. The only exception to this shall be a use grandfathered under the zoning 
code.  

 

Portions of buildings equal to or less than five feet from a side or rear lot line shall be limited in height to 
the greater of 16 feet.  

 Portions of buildings between five and ten feet of a side or rear lot line shall be limited in height to the 
greater of 25 feet.  

 Portions of buildings ten feet or greater from a side or rear lot line shall be limited in height to 35 feet. 
 Outside of subareas D and E maximum building heights shall be as established by zoning. 
 All buildings shall provide first-story occupiable space, for the first ten feet of building depth along the 

enfronting facade. 
 Sidewalks shall be located along all public and private streets. Sidewalks shall consist of two areas: a landscape 

area and a clear area.  
 Developments less than one acre shall provide a minimum one-foot landscape zone and a minimum four-

foot clear zone.   
Development of one acre or more shall provide a minimum two-foot landscape zone and a minimum five-
foot clear zone.  

 

The above notwithstanding, multifamily developments and all developments along Dogwood Drive shall 
provide a minimum five-foot landscape zone and a minimum six-foot clear zone. 

 
  

        

STAFF COMMENT: • Within subarea E, the maximum height for the portion of a building between 
5' and 10' from the property line is 25'. Otherwise, the maximum height is 35'. 
The west side setback is 6.5'. No overall heights have been provided, either 
within or beyond 10' from property lines, and the house may not be compliant 
with the maximum height requirements.   

 
         

(b)     Supplemental Area and Fence Standards      
 Developments shall locate landscape supplemental areas adjacent to first-story residential uses and place a 

minimum of one tree every 50 feet in the supplemental area. See list of allowed trees in  section 93-2-14. 
 Chain link fencing is not permitted in areas visible from a public right-of-way. 
 On all lots a fence, wall, curb or hedge between six and 48 inches in height is encouraged at the back of the 

required sidewalk, except at openings to access steps, drives or pedestrian walkways. 

 Fences adjacent to the street shall be picket-wood, stone, composite materials or ornamental metal, with the 
finished side facing the street. 

 Retaining walls adjacent to the required sidewalk shall not exceed 32 inches in height unless required by 
topography. 

 All street-facing walls shall be faced with stone, brick, or smooth stucco. 
 Small planting between retaining walls and the required sidewalk are encouraged and should have a minimum 

width of six inches.  
  

         

STAFF COMMENT: • A fence between 6" and 48" in height is encouraged at the back of the required 
sidewalk.  

 

         

(c)     Utility Standards        



 Mechanical features shall not be located in the supplemental area or front yard and shall be screened from 
view from any park or along any public right-of-way with planting, walls or fences of equal or greater height. 
Acceptable materials for screening shall include those materials found in subsection (f)1., provided they are 
compatible with the principal structure. 

 When located on rooftops, mechanical features shall be incorporated in the design of the building and screened 
with materials similar to the building. 

 Street lights may be provided by the developer in an effort to maintain a safe, walkable and well-lit public area 
throughout the city; pedestrian-scale street lights as approved by the DRC and the department of community 
services shall be provided by the developer, subject to site plan and design review in new development. 

 All developments shall provide a light at the front door. Lighting designed to illuminate the path to the front 
door is allowed. Spotlighting may be provided as long as it is properly shielded and does not become an 
annoyance to adjacent property owners or the public. General area illumination with oversized flood lights is 
prohibited. Specifically, lighting shall be shielded so that the source of light is not visible from adjacent 
properties or the public right-of-way. 

 Trees shall not be planted directly above storm drains.  
  

         

STAFF COMMENT: • The applicant should show mechanical utility features on the plans and 
indicate any screening.  

 
         

(d)     Parking and Traffic Standards         
 One-family detached dwellings and two-family dwellings shall meet the following requirements:  
 Driveways shall have a minimum width of nine feet and a maximum width of 15 feet.  
 Circular drives are permitted.  
 A grass strip in the middle of driveways is encouraged. 

 All other buildings shall meet the following requirements:  

 

Parcels are permitted a maximum of one driveway curb cut per street. In cases where a property abuts 
multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 
 Driveways shall have a maximum width of 12 feet for one-way and 24 feet for two-way.  
 Two curb cuts serving two one-way driveways shall be counted as one curb cut.  

 
Public or private alleys, or driveway providing vehicular access to two or more parcels shall not constitute 
a curb cut.  

 New public streets shall not count as curb cuts.  

 

Parcels are permitted a maximum of one driveway curb cut per street frontage. In cases where a property 
abuts multiple streets the total number of curb cuts or portions thereof may be allocated to a single street. 

 Carports are only permitted subject to the following requirements:  
 Carports shall be located in the rear or side yard, but shall not be visible from a public right-of-way.  
 Carport roofs shall be supported by columns with a minimum width and depth of eight inches.  

 
The base of carport columns shall be faced in stacked brick or stacked stone to a minimum height of three 
feet above grade. 

 On-site parking shall be prohibited in the supplemental areas. This shall not be interpreted as restricting on-
street parking located along a public street. 

 Garage access on single-family lots shall be prohibited in the front yard of the home.  
  

         

STAFF COMMENT: • The applicant should provide the width of the proposed driveway. 
 

 
         



(e)     Roof and Chimney Standards        
 Principal building roofs for one-family detached dwellings shall have a minimum usable life of thirty (30) years, 

per manufacturer's warranty. 
 Roof shingles shall be slate, cedar, or asphalt. 
 Roof tiles shall be clay, terra cotta or concrete. 
 Metal roofs are:  
 Allowed on one-family and two-family detached dwellings;  

 
Permitted on multifamily and townhouse dwellings only when screened form the adjacent street by a 
parapet wall. 

 Gutters shall be copper, aluminum or galvanized steel. 
 Downspouts shall match gutters in material and finish. 
 Roof forms shall be based on architectural style. 
 All roofs, excluding dormers, shall overhang a minimum of 12 inches beyond the facade. 
 Dormers are permitted on all style homes (unless specified), but shall not be taller than the main roof to which 

they are attached. 
 Chimneys exposed to the public view may not be faced in wood or cement based siding and may not be of an 

exposed metal or ceramic pipe. All chimneys shall be wrapped in a brick, stone or suitable masonry finish 
material. 

 Chimneys on exterior building walls shall begin at grade. 
 Chimneys shall begin at grade and be faced with brick or stacked stone; extend chimneys between three and 

six feet above the roof line.  
  

         

STAFF COMMENT: • The applicant should provide the manufacturer's warranty, ensuring the roof is 
warrantied for at least 30 years. 

• The applicant should specify the distance the roof overhangs the facades of the 
house, ensuring it is at least 12".  

 
         

(f)     Street Facing Facade and Style Standards.      
 Exterior facade materials shall be limited to:  

 Full-depth brick;  
 Natural or cast stone;  
 Smooth natural-wood siding and/or cement-based siding;  
 Shake siding;  
 Painted fish-scale style shingles, but only when used in front gables;  
 True, smooth hard-coat stucco, provided that its use is limited to gables of Tudor revival-style buildings. 

 Exterior building materials shall not be:      
 Simulated brick veneer, such as Z-Brick;  
 Exterior insulation and finish systems (EIFS);  
 Exposed concrete block;  
 Metal siding or other metal exterior treatment;  
 Glass curtain walls;  
 Liquid vinyl;  
 T-1-11 siding;  

 

Vinyl siding, except that existing one-family detached homes with vinyl siding covering more than 70 
percent of the exterior facade may replace said siding or construct an addition faced in vinyl siding. 



 Facade materials shall be combined horizontally, with the heavier below the lighter. 
 Blank, windowless walls are prohibited along all facades. See subsection 81-1-7(g)11. 
 Foundations shall be constructed as a distinct building element that contrasts with facade materials. 

Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be faced in 
brick, natural stone, or cast stone. 

 All exterior stair risers visible from a street shall be enclosed. 
 Porches, stoops, and balconies may be located in the front or side yard. 
 Porches, stoops, and balconies along front and side building facades shall not be enclosed with screens, plastics, 

or other materials that hinder visibility and/or natural air flow. 

 Porches, stoops, and balconies shall be made of painted or stained wood, stone, brick, or ornamental metal, 
subject to the additional restrictions below. 

 Wooden porches, stoops, and balconies shall provide top and bottom horizontal members on railings. The top 
railing shall consist of two elements. The upper element shall measure two [inches] by six inches and the lower 
element shall measure two [inches] by four inches. The bottom railing shall measure two [inches] by four 
inches. 

 Front porches and front stoops of principal buildings shall face and be parallel to the front lot line or build-to 
line. 

 Porch and stoop foundations shall be enclosed. 
 Front and side porches and stoops shall not have unpainted, unstained or otherwise untreated or exposed 

pressure treated lumber along the building line that abuts a public right-of-way. 

 Balconies shall have not less than two clear unobstructed open or partially open sides. Partially open is to be 
constructed as 50 percent open or more. The total combined length of the open or partially open sides shall 
exceed 50 percent of the total balcony perimeter. 

 Stoops and porch[es] shall be a minimum of two feet and a maximum of four feet from grade to the top of the 
stairs, unless existing topography is greater. 

 Stoops shall provide a minimum top landing of four feet by four feet. 
 Stoop stairs and landings shall be of similar width. 
 Stoops may be covered or uncovered. 
 When provided, porches shall have a minimum clear depth of eight feet from building facade to outside face 

of column. 
 Front porch widths shall be between 80 percent and 100 percent of the adjacent facade. 
 Side porch widths (including wraparound porches) shall be between 25 percent and 100 percent of the adjacent 

facade. 
 Enfronting porches may have multistory verandas, living space, or balconies above. 
 Porch columns shall be spaced a maximum distance of eight feet on center. 
 Front porch columns shall have foundation piers extending to grade. 
 All porches shall be covered. 
 Enfronting balconies are only permitted on attached or detached one-family home facades when porches are 

not provided on said facades. 

 Enfronting balconies shall have a minimum clear depth of four feet. 
 Enfronting balcony widths shall be between 25 percent and 100 percent of the adjacent facade. 
 Balconies may be covered or uncovered.  

  
      

   



STAFF COMMENT: • The applicant should specify the material used for the porch and porch 
column. 

• The porch foundation must be enclosed. 
• Porches and finished first floors must be raised between 2’ and 4’ above grade, 

unless existing topography is greater. The applicant should provide the height 
of the porch and finished first floor from grade at the front. 

• Front porch widths must be 80-100% of the adjacent façade. The proposed 
porch is 73% of the width of the adjacent façade/40% of the overall front 
façade, which is not compliant.  

 
 

   
       

(g)     Door and window standards.        
 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from the 

adjacent public sidewalk. 
 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair access. 
 Building numbers at least six inches in height shall be located above or beside the street-facing pedestrian 

entrance, or above or beside the stairs accessing a front porch. 

 Doors that operate as sliders are prohibited along enfronting facades. 
 Window panes shall be recessed a minimum of three inches and a maximum of eight inches from the adjacent 

facade, except on frame houses, on which panes shall be recessed a minimum of two inches. 

 Where windows lights are utilized they shall be true divided lights, simulated divided lights, or one-over-one 
lights. Grids-between-glass (GBGs) are prohibited. 

 Window trim shall not be flush with the exterior facade and shall provide a minimum relief of one-quarter inch 
or greater. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Painted window or door glass is prohibited. 
 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or tinted glass. 

Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a visible light reflectance 
factor of ten or less. 

 Windows shall be provided for a minimum of thirty (30) percent and a maximum of 50 percent of the total 
street-facing facade of the principal building, with each facade and story calculated independently. 

 Street-facing window units shall not exceed 28 square feet with minimum height of three feet, with the 
exception of transoms and fan lights. 

 Wood trim between four and six inches wide shall surround windows of wood frame structures. Windows 
grouped together shall have center mullions two inches wider than the side trim. 

 Sills shall be of masonry, wood, stone, cast stone, or terra cotta.  
  

         



STAFF COMMENT: 

• Building numbers at least 6" in height on the porch or adjacent to the front 
door should be included and shown on the plans. 

• The applicant should ensure no GBGs will be utilized. 
• Wooden window trim between 4" and 6" wide and at least 1/4" thick is 

required around all windows. Note that mullions between grouped windows 
must be 2" wider than side trim. 

• Windows must be provided for 30-50% of the street facing façade. The window 
coverage of the street facing façade cannot be calculated. The applicant should 
provide the width of the door glass. 

• Windows must comply with all requirements of Sec. 81-1-7(g) - Door and 
window standards. The elevations should be revised to demonstrate 
compliance and the plans should provide the following information: 

o Windowpane recession from adjacent facades 
o Windowsill materials  

 
         

(h)     Detached one-family dwellings/ two-family dwellings. In addition to the requirements of subsections (a) 
through (g), the following shall apply to detached one-family dwellings and two-family dwellings. 

 First Stories. First stories shall be elevated above the grade between two and four feet, unless existing 
topography is greater or unless wheelchair access is desired and cannot be provided from the side or rear. 

 Window Sills. Enfronting first story window sills should be no less than two and one-half feet and no more than 
three and one-half feet above finished floor elevation. 

 Wheelchair access. Where practical, wheelchair access, when provided, should be installed at the side or rear 
of the home in order to preserve the architectural character of the primary facade. 

 Architectural style.  Architecture is one of the most critical components of place, and nowhere is this more 
evident than on building facades. The design and character of street-facing facades is a reflection of both 
buildings and their users, and must be carefully considered for its impact on the overall sense of place. 
 
New homes in the neighborhood conservation area should be designed to reflect the principal traditional styles 
found in the community. These include national folk, Queen Anne, ranch, Tudor revival, craftsman, and minimal 
traditional styles. 
 
These styles, however, do not reflect the only styles historically found in Hapeville, which also includes a few 
occurrences of neocolonial revival. Where an applicant desires to utilize a style historically found in Hapeville, 
but not reflected in the six principal styles identified in subsections (4)a. through (4)e., they shall provide the 
Design Review Committee with photo documentation of the relevant style in Hapeville, a description of the key 
features of such style, and written justification of such style's appropriateness for the community. 

          
 

STAFF COMMENT: 

• The applicant should provide the height of the finished first floor above grade, 
ensuring it is between 2' and 4'. 

• Enfronting first story windows must be between 2.5 and 3.5' above finished 
first floor elevation. The proposed enfronting windows are 2' above the floor, 
which is not compliant. 

• The design does not reflect any of the principal traditional styles found in the 
community.           

 
 Outbuildings. In conventional development, outbuildings are often designed and located as an afterthought. 

Yet in traditional towns and cities, outbuildings serve to enrich the quality of design through their placement, 
design and use. In Hapeville, where outbuildings are provided on many residential lots, their design must be to 
the same high standards found in the community's neighborhoods. 



 
The following standards shall apply to construction of new outbuildings in residential districts.  
i. On lots with one street frontage, set outbuildings back at least 15 feet behind the front facade of the principal 
building.  
ii. On corner lots, outbuildings should be setback at least 15 feet behind the front facade of the principal building 
and with a setback greater than or equal to that of the facade along the side lot line.  
iii. Outbuilding may be linked to the principal building with covered walks, trellises or enclosed breezeway.  
iv. Outbuildings shall be of compatible material and architectural style to the principal building.  
v. Outbuildings shall have a minimum height of 14 feet and a maximum height of that of the principal building 
or 25 feet, whichever is less.  
vi. Outbuildings shall be set a minimum of ten feet from any other outbuilding on adjoining lots.            

STAFF COMMENT: 
 

           

RECOMMENDATIONS  
 
The proposed design does not reflect any of the traditional styles found in Hapeville. The Applicant will need to 
provide a justification of the design’s appropriateness for the community along with photo documentation of similar 
designs in the city. 
 
In addition, the following items have been found to be missing or deficient and should be addressed by the Applicant 
and the Design Review Committee: 
 

1. Within subarea E, the maximum height for the portion of a building between 5' and 10' from the property 
line is 25'. Otherwise, the maximum height is 35'. The west side setback is 6.5'. No overall heights have 
been provided, either within or beyond 10' from property lines, and the house may not be compliant with 
the maximum height requirements. The applicant should provide the height at the front, rear, and 
highest point of the dwelling. 

2. A fence between 6" and 48" in height is encouraged at the back of the required sidewalk. 
3. The applicant should show mechanical utility features on the plans and indicate any screening. 
4. The applicant should provide the width of the proposed driveway. 
5. The applicant should provide the manufacturer's warranty, ensuring the roof is warrantied for at least 30 

years. 
6. The applicant should specify the distance the roof overhangs the facades of the house, ensuring it is at 

least 12". 
7. The applicant should specify the material used for the porch and porch column. 
8. The porch foundation must be enclosed. 
9. Porches and finished first floors must be raised between 2’ and 4’ above grade, unless existing topography 

is greater. The applicant should provide the height of the porch and finished first floor from grade at the 
front. 

10. Front porch widths must be 80-100% of the adjacent façade. The proposed porch is 73% of the width of 
the adjacent façade/40% of the overall front façade, which is not compliant. 

11. Building numbers at least 6" in height on the porch or adjacent to the front door should be included and 
shown on the plans. 

12. The applicant should ensure no GBGs will be utilized. 
13. Wooden window trim between 4" and 6" wide and at least 1/4" thick is required around all windows. 

Note that mullions between grouped windows must be 2" wider than side trim. 
14. Windows must be provided for 30-50% of the street facing façade. The window coverage of the street facing 

façade cannot be calculated. The applicant should provide the width of the door glass. 
15. Windows must comply with all requirements of Sec. 81-1-7(g) - Door and window standards. The elevations 

should be revised to demonstrate compliance and the plans should provide the following information: 
a. Windowpane recession from adjacent facades 



b. Windowsill materials 
16. Enfronting first story windows must be between 2.5 and 3.5' above finished first floor elevation. The 

proposed enfronting windows are 2' above the floor, which is not compliant. 
17. The design does not reflect any of the principal traditional styles found in the community. 

 
Once these items are addressed to the satisfaction of staff and the Design Review Committee, the application can 
be approved. 
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DECK GENERAL NOTES:

1. Lumber shall be naturally durable wood or shall be southern pine, grade #2 or better that is pressure-preservative-
treated in accordance with AWPA U1 for the species, product, preservative and end use. Field cut ends, notches and 
drilled holes of preservative treated wood shall be treated in the field in accordance with AWPA M4. Preservative-
treated lumber in contact with the ground shall be rated as “ground-contact.” Please note: not all treated lumber is 
rated for ground contact. 

2. Wood-plastic composites are composed of bound wood and plastic fibers creating material that can be used as 
decking and guard elements as permitted herein. Permissible wood-plastic composites must bear a label indicating its 
performance criteria and compliance with ASTM D 7032. 

3. Nails shall be ring-shanked or annular grooved. 

4. Screws and nails shall be hot-dipped galvanized, stainless steel or approved for use with pressure treated lumber. 

5. Hardware, e.g., joist hangers, cast-in-place post anchors, mechanical fasteners, shall be galvanized with 1.85 oz/sf of 
zinc (G-185 coating) or shall be stainless steel. Use products such as “Zmax” from Simpson Strong-Tie or “Triple Zinc” and 
“Gold Coat” from USP. 

6. Electrical receptacles for decks shall comply with the currently approved edition of the National Electrical Code. 

7. Lighting for decks and exterior stairs shall comply with IRC 303.7 Stairway Illumination. 

8. Decks constructed in accordance with these details are not approved for privacy screens, planters, built-in seating or 
hot tub installations. 
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BERNARD RESIDENCE

451 WALNUT STREET
HAPEVILLE, GA 30354

BERNARD VIGILANCE

GENERAL NOTES:

1. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE, AND LOCAL CODES, REGULATIONS. 

2. CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AT SITE BEFORE BEGINNING CONSTRUCTION. ANY DISCREPANCIES 
SHALL BE REPORTED TO ARCHITECT FOR JUSTIFICATION AND/OR CORRECTION BEFORE PROCEEDING WITH WORK. CONTRACTORS SHALL 
ASSUME RESPONSIBILITY FOR ERRORS THAT ARE NOT REPORTED. 

3. ALL DIMENSIONS SHOULD BE READ OR CALCULATED AND NEVER SCALED. 

4. CONTRACTOR SHALL INSURE COMPATIBILITY OF THE BUILDING WITH ALL SITE REQUIREMENTS. 

5. ALL WOOD, CONCRETE, AND STEEL STRUCTURAL MEMBERS SHALL BE OF A GOOD GRADE AND QUALITY AND MEET ALL NATIONAL, 
STATE, AND LOCAL BUILDING CODES WHERE APPLICABLE. 

6. ALL DIMENSIONS ARE FROM FACE OF STUD TO FACE OF STUD UNLESS NOTED OTHERWISE. 

7. WHERE APPLICABLE, COORDINATE LOCATION OF UTILITY METERS WITH SITE PLAN AND LOCATE AWAY FORM PUBLIC VIEW. VISUAL 
IMPACT SHALL BE MINIMIZED, I.E. MOUNT AS LOW AS POSSIBLE. 

8. THE STRUCTURE SHOWN ON THESE DRAWINGS IS SOUND ONLY IN ITS COMPLETED FORM. THE CONTRACTOR SHALL TEMPORARILY 
BRACE THE STRUCTURE AND ITS COMPONENTS TO RESIST ALL LATERAL FORCES DURING CONSTRUCTION. 

SOIL & FOUNDATION WALL GENERAL NOTES:

1.  FOOTINGS HAVE BEEN DESIGNED USING A SOIL BEARING PRESSURE OF 2000 PSF. FOOTING DESIGN PARAMETERS SHALL BE VERIFIED 
PRIOR TO CONSTRUCTION. 

2. BOTTOM OF CONCRETE FOOTINGS SHALL BE 12" BELOW FINISH GRADE AND MUST REST ON UNDISTURBED SOIL CAPABLE OF HANDLING 
THE STRUCTURE. 

3. IF BACKFILL EXCEEDS 4 FEET AGAINST ANY FOUNDATION WALL, REINFORCE AS PER CODE. 

REINFORCED CONCRETE GENERAL NOTES:

1.  MINIMUM SPECIFIED  COMPRESSIVE STRENGTH OF CONCRETE AT 28 DAYS: (PER IRC TABLE R402.2)

A. BASEMENT WALLS, FOUNDATIONS AND OTHER CONCRETE NOT EXPOSED TO THE WEATHER = 2,500 PSI
B. BASEMENT SLABS AND INTERIOR SLABS ON GRADE, EXCEPT GARAGE FLOOR SLABS = 2,500 PSI
C. BASEMENT WALLS, FOUNDATION WALLS, EXTERIOR WALLS AND OTHER VERTICAL CONCRETE WORK 
EXPOSED TO THE WEATHER = 3,000 PSI
D. PORCHES, CARPORT SLABS AND STEPS EXPOSED TO THE WEATHER, AND GARAGE FLOOR SLABS = 3,000 PSI

2. CONCRETE SHALL HAVE A MINIMUM SPECIFIED COMPRESSIVE STRENGTH AS SHOWN ABOVE (IRC TABLE R402.2). CONCRETE 
SUBJECT TO WEATHERING SHALL BE AIR ENTRAINED AS SPECIFIED IN IRC TABLE R402.2.  THE MAXIMUM WEIGHT OF FLY ASH, OTHER 
POZZOLANS, SILICA FUME, OR SLAG THAT IS INCLUDED IN CONCRETE MIXTURES FOR GARAGE FLOOR SLABS AND FOR EXTERIOR 
PORCHES, CARPORT SLABS, AND STEPS THAT WILL BE EXPOSED TO DEICING CHEMICALS SHALL NOT EXCEED THE PERCENTAGES OF THE 
TOTAL WEIGHT OF CEMENTITIOUS MATERIALS SPECIFIED IN SECTION 4.2.3. OF ACI 318. MATERIALS USED TO PRODUCE CONCRETE AND 
TESTING THEREOF SHALL COMPLY WITH THE APPLICABLE STANDARDS LISTED IN CHAPTER 3 OF ACI 318 OR ACI 332. 

3. CONCRETE WORK SHALL CONFORM TO ACI 318-05, BUILDING CODE REQUIREMENTS FOR STRUCTURAL CONCRETE.

4. AGGREGATE SHALL BE NORMAL WEIGHT AND CONFORM TO ASTM C33.

5. THE FOLLOWING MINIMUM CONCRETE COVER FOR REINFORCING STEEL SHALL BE PROVIDED:

3 IN. - CONCRETE CAST AGAINST AND PERMANENTLY EXPOSED TO EARTH
2 IN. - CONCRETE EXPOSED TO EARTH OR WEATHER (#6 TO #18 BAR)
1 1/2 IN. - CONCRETE EXPOSED TO EARTH OR WEATHER (#3 TO #5 BAR)
3/4 IN. - CONCRETE NOT EXPOSED TO EARTH OR WEATHER (#3 TO #11 BAR)

6. LAP SPLICES FOR REINFORCING STEEL SHALL BE ACI CLASS B.

7. DETAILING, FABRICATION AND PLACING OF CONCRETE REINFORCING STEEL SHALL BE IN ACCORDANCE WITH ACI 318 AND ACI 
315. REINFORCING STEEL SHALL CONFORM TO ASTM A615, GRADE 60.

8. ALL REINFORCING STEEL SHALL BE FREE OF RUST, SCALE OR ANY FOREIGN MATERIAL PRIOR TO CONCRETE PLACEMENT.

CONCRETE SLABS ON GRADE NOTES:

1. CONCRETE SLAB-ON-GROUND FLOORS SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE WITH THE PROVISIONS OF  
SECTION R506 OR ACI 332. 

2. CONSTRUCTION AND CONTROL JOINTS SHALL BE INSTALL WITHIN A MAXIMUM AREA OF 150 SF, OR AS INDICATED ON PLANS.

3. CONCRETE SLAB ON GRADE SHALL BE 4 INCHES THICK, 3,000 PSI CONCRETE REINFORCED WITH 6x6 - W1.4x1.4 WELDED WIRE MESH 
PLACED 1 INCH BELOW TOP OF SLAB. INSTALL SLAB OVER A 4 INCH GRAVEL BASE WITH 6 MIL MIN. VAPOR BARRIER. 

4. WELDED WIRE MESH SHALL CONFORM TO ASTM A185. LAP MESH 6 INCHES MIN.

5. FINISHING OF CONCRETE SLAB ON GRADE SHALL CONFORM TO ACI 302.1R.

MASONRY NOTES: 

1. CONCRETE MASONRY UNITS SHALL BE NORMAL WEIGHT AND CONFORM TO ASTM C90, GRADE N, TYPE II. COMPRESSIVE STRENGTH (f'm) 
SHALL BE 1,500 PSI MINIMUM. 

2. MASONRY MORTAR SHALL BE TYPE M OR S AND CONFORM TO ASTM C270. GROUT SHALL HAVE A MINIMUM 28 DAY COMPRESSIVE 
STRENGTH OF 3,000 PSI AND CONFORM TO ASTM C476.

3. INSTALLATION OF CONCRETE MASONRY UNITS SHALL CONFORM TO ACI 530 / ASCE 5. UNITS SHALL BE SET IN RUNNING BOND.

4. MASONRY REINFORCING STEEL SHALL CONFORM TO ASTM A615, GRADE 60.

5. JOINT REINFORCING FOR MASONRY SHALL BE TRUSS TYPE, 2-9 GAUGE SIDE RODS, AND CONFORM TO ASTM A82. VERTICAL SPACING 
SHALL BE 16 INCHES TYPICAL.

6. ALL MASONRY CELLS CONTAINING REINFORCING STEEL OR BELOW GRADE SHALL BE GROUTED SOLID. VERTICAL REINFORCING SHALL BE 
DOWELED INTO THE FOUNDATION. LAP SPLICES FOR REINFORCEMENT SHALL BE 50 BAR DIAMETER.

TYPE DIAMETER LENGTH
6d
8d
10d
12d
16d

0.113 IN.
0.131 IN.
0.148 IN.
0.148 IN.
0.162 IN.

2 IN.
2 1/2 IN.
3 IN.
3 1/4 IN.
3 1/2 IN.

PRE-ENGINEERED WOOD TRUSSES:

1. WOOD ROOF TRUSSES SHALL BE DESIGNED BY A PROFESSIONAL ENGINEER REGISTERED IN THE STATE OF GEORGIA.

2. FLOOR TRUSSES SHALL BE DESIGNED BY A PROFESSIONAL ENGINEER REGISTERED IN THE STATE OF GEORGIA.

3. DO NOT FIELD CUT OR ALTER WOOD TRUSSES WITHOUT APPROVAL OF THE STRUCTURAL ENGINEER.

ELECTRICAL NOTES:

1. ALL ELECTRICAL WORK TO COMPLY WITH NATIONAL ELECTRIC CODE AS SPECIFIED UNDER APPLICABLE CODES.  
2. ALL ELECTRICAL WORK SHALL BE PERFORMED BY A LICENSED ELECTRICAL CONTRACTOR IN THE STATE OF GEORGIA. 

MECHANICAL NOTES:

1. ALL MECHANICAL WORK SHALL BE PERFORMED BY A LICENSED MECHANICAL CONTRACTOR IN THE STATE OF GEORGIA.

PLUMBING NOTES:

1. ALL PLUMBING WORK SHALL BE PERFORMED BY A LICENSED PLUMBER CONTRACTOR IN THE STATE OF GEORGIA. 

EXHAUST FAN NOTES:

1. BATHROOMS AND UTILITY ROOMS SHALL BE VENTED TO THE OUTSIDE WITH A MINIMUM OF A 90 CFM FAN. RANGE HOODS 
SHALL ALSO BE VENTED TO OUTSIDE IF SPECIFIED ON PLANS. 

GLAZING  AND OPENING NOTES:

1. ALL GLASS LOCATED WITHIN 18" OF FLOOR, 24" OF A DOOR OR LOCATED WITHIN 60" OF ANY STANDING SURFACE AT 
BATHTUBS, WHIRLPOOLS, SHOWERS, SAUNAS, STEAM ROOMS OR HOT TUBS SHALL BE TEMPERED. 

2. BEDROOM WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5.7 SQ.FT., A MINIMUM NET CLEAR OPENABLE WIDTH 
OF 20", A MINIMUM NET CLEAR OPENABLE HEIGHT OF 24" AND HAVE A MAXIMUM FINISH SILL HEIGHT OF 44" FROM FINISH 
FLOOR TO OPENING SILL .

3. UNLESS OTHERWISE INDICATED ON PLANS ALL GLAZING SHALL BE INSULATED LOW-E. 

WOOD FRAMING NOTES:

1. WOOD FRAMING SHALL CONFORM TO ALL LOCAL BUILDING CODES AS A MINIMUM STANDARD. 

2.  TOE AND END NAILING MAY BE ALLOWED FOR BEARING TYPE CONNECTIONS UNLESS OTHERWISE NOTED ON THE DRAWINGS.  ALL 
OTHER CONNECTIONS SHALL BE MADE USING METAL CONNECTORS. 

3. NOMINAL WOOD FRAMING SHALL BE SOUTHERN PINE NO.2 AND CONFORM TO NATIONAL DESIGN SPECIFICATIONS FOR WOOD 
CONSTRUCTION, KILN DRIED (MC=15%) OR EQUAL UNLESS NOTED OTHERWISE ON THE DRAWINGS. 

4. WALL STUD FRAMING SHALL BE SOUTHERN PINE, STUD GRADE TYPICAL.

5. WOOD FRAMING EXPOSED TO WEATHER OR IN CONTACT WITH SOIL, CONCRETE OR MASONRY SHALL BE PRESSURE PRESERVATIVE 
TREATED TYPICAL.

6. SIMPSON CONNECTORS SHALL BE INSTALLED IN ACCORDANCE WITH THE SPECIFICATIONS OF THE SIMPSON STRONG-TIE COMPANY, 
INC. USE THE SIZE AND NUMBER OF REQUIRED FASTENERS AS LISTED IN THE SIMPSON STRONG-TIE CATALOG C-2009.

7.  PROVIDE BRIDGING AT 6'-0" O/C MAXIMUM SPACING AND AT ALL BEARING POINTS FOR ALL JOISTS AND RAFTERS. 

8. LOAD BEARING STUD WALLS SHALL HAVE HORIZONTAL BRACING AT 6'-0" O/C MAXIMUM SPACING. 

9. STUDS AND JOISTS SHALL NOT BE CUT TO INSTALL PLUMBING OR WIRING WITHOUT ADDING METAL OR WOOD SIDE PIECES TO 
STRENGTHEN THE MEMBER TO ITS ORIGINAL CAPACITY. 

10. STRUCTURAL BOLTS SHALL CONFORM TO ASTM A325N, TYPICAL.

11.  JOISTS AND RAFTERS SHALL BE CUT TO HAVE HORIZONTAL CONTACT FOR THE FULL WIDTH OF THE SUPPORTING MEMBER. 

12.  NAIL MULTIPLE MEMBER BEAMS TOGETHER WITH 16D NAILS AT 12 INCHES ON CENTER STAGGERED. 

13.  ALL STRUCTURAL GLUED LAMINATED TIMBER TO HAVE MINIMUM FB = 2400 PSI.  GRADE COMBINATION F-

14. ALL LAMINATED VENEER LUMBER BEAMS (LVL) TO HAVE MINIMUM FB = 2925 PSI AND A MODULUS OF ELASTICITY OF 2000 KSI. 

15.   ALL METAL CONNECTORS AND FASTENERS TO BE PROTECTED FROM CORROSION BY USING SUCH CONNECTORS AND FASTENERS 
THAT ARE ADDITIONALLY TREATED FOR PROTECTION AGAINST CORROSION BY THE MANUFACTURERS.

16. WOOD ROOF SHEATHING SHALL BE 5/8 IN. APA RATED PLYWOOD, CDX OR OSB SHEATHING. NAIL SHEATHING TO WOOD TRUSSES 
WITH 10d COMMON NAILS SPACED 6 IN. O.C. AT PANEL EDGES AND 12 IN. O.C. AT INTERMEDIATE SUPPORTS.

17. EXTERIOR WALL SHEATHING SHALL BE 1/2 IN. APA RATED PLYWOOD, CDX OR OSB SHEATHING. NAIL SHEATHING TO WOOD STUDS 
AND PLATES WITH 10d COMMON NAILS SPACED 6 IN. O.C. AT PANEL EDGES AND 12 IN. O.C. AT INTERMEDIATE SUPPORTS UNLESS NOTE 
OTHERWISE.

18. PROVIDE PURLINS AT MID HEIGHT OF ALL WALLS. 

19. ALL HEADERS SHALL BE 2-2x10's WITH 1/2" PLYWOOD FLITCH PLATE UNLESS OTHERWISE NOTED. 

20 .FRAMER TO INSTALL DOUBLE FLOOR JOISTS UNDER PARTITION WALL PARALLEL TO JOIST DIRECTION. 

21. PROVIDE 1x4 CROSS BRIDGING AT MID POINT OF SPAN OR 8'-0" O.C. MAXIMUM IN ALL FLOORS IF FLOOR JOIST ARE INDICATED ON 
PLANS.  

22. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE 2X4'S COLLAR TIES AT UPPER 1/3 OF VERTICAL DISTANCE BETWEEN RIDGE 
BOARD AND CEILING JOISTS AT 4'-0" O.C. MAXIMUM.

23. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE CONTINUOUS PURLINS, LUMBER SIZED EQUAL TO RAFTER, AT A POINT WHERE IT 
MEETS THE PURLIN BRACE AT THE TOP END. PURLIN BRACE SHALL BE 2x4 MIN., WITH A ANGLE TO HORIZON NOT LESS THAN 45 DEGREES 
AT BOTTOM END, AND SPACED A MINIMUM OF 48" O.C. BOTTOM END OF PURLIN TIE SHALL BEAR ON BEARING WALL AND TOP END 
SHALL BE CONNECTED TO CONTINUOUS PURLIN.    

24. UNLESS OTHERWISE INDICATED ON PLANS, PROVIDE 2x4 RATER TIES @ EVERY OTHER RAFTER, WHERE CEILING JOIST RUN 
PERPENDICULAR TO RAFTERS. 

25. HIP, VALLEY RAFTERS, AND RIDGE BOARDS SHALL BE ONE "2x" SIZE LARGER THAN RAFTERS. 

26. ALL CEILING JOISTS AND RAFTER BRACING TO BEAR ON LOAD BEARING WALLS DESIGNED TO CARRY LOAD.

27. ALL FRAMED WALL DIMENSIONS ARE BASED ON 2x4 STUDS @ 16" O.C. UNLESS OTHERWISE NOTED.

28. ALL COLUMNS OR SOLID FRAMING SHALL EXTEND DOWN THRU ALL LEVELS AND TERMINATE AT THE BASEMENT FLOOR AND BE 
SUPPORTED BY A THICKENED SLAB, GRADE BEAM, OR FOOTING DESIGNED TO CARRY LOAD. 

29. COMMON WIRE NAILS SHALL BE GALVANIZED AND CONFORM TO ASTM F1667. THE FOLLOWING SIZES SHALL BE USED:
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3/16" = 1'-0"A101
FIRST  FLOOR PLAN1

3/16" = 1'-0"A101
SECOND FLOOR PLAN2

3/16" = 1'-0"A101
BSMT LEVEL3

WINDOW SCHEDULE RESIDENTIAL

TYPE MARK
R.O. HEAD

HEIGHT COUNT COMMENTSWIDTH HEIGHT
BSMT LEVEL

01 2' - 8" 6' - 0" 8' - 0" 4 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
03 2' - 0" 4' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
04 3' - 0" 1' - 0" 8' - 0" 2 FIXED WINDOW

LEVEL 1
01 2' - 8" 6' - 0" 8' - 0" 14 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
02 2' - 4" 4' - 6" 8' - 0" 4 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
03 2' - 0" 4' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER

LEVEL 2
01 2' - 8" 6' - 0" 8' - 0" 2 SINGLE OR DOUBLE HUNG WINDOW BY OWNER
05 2' - 3 1/8" 4' - 3 1/8" 1 SKYLIGHT, VELUX, BY OWNER.

DOOR SCHEDULE RESIDENTIAL

NO.
SIZE

COUNT COMMENTSWIDTH HEIGHT
GARAGE LEVEL

D12 16' - 0" 8' - 0" 1 GARAGE DOOR
BSMT LEVEL

D02 2' - 6" 6' - 8" 2
D04 2' - 4" 6' - 8" 4
D06 1' - 8" 6' - 8" 1
D10 3' - 0" 6' - 8" 2
D11 3' - 0" 6' - 8" 2
D13 5' - 0" 6' - 8" 2

LEVEL 1
D01 3' - 0" 8' - 0" 1
D02 2' - 6" 6' - 8" 1
D03 4' - 0" 6' - 8" 1
D04 2' - 4" 6' - 8" 4
D05 2' - 0" 6' - 8" 2
D06 1' - 8" 6' - 8" 1
D07 2' - 4" 6' - 8" 1 POCKET DOOR
D08 3' - 0" 6' - 8" 1 POCKET DOOR
D09 2' - 8" 6' - 8" 1
D10 3' - 0" 6' - 8" 1

LEVEL 2
D02 2' - 6" 6' - 8" 2
D04 2' - 4" 6' - 8" 3
D07 2' - 4" 6' - 8" 1 POCKET DOOR
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HAPEVILLE, GA 30354

BERNARD VIGILANCE

1/4" = 1'-0"A102
FRONT ELEVATION1

1/4" = 1'-0"A102
REAR ELEVATION2

3 RISER MAXIMUM

1/8" = 1'-0"A102
ROOF PLAN3

1/4" = 1'-0"A102
BUILDING CROSS SECTION4

1/4" = 1'-0"A102
STAIR SECTION5
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LEVEL 1
0' - 0"

T.O. FOOTING
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LEVEL 2
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LEVEL 1 T/P
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LEVEL 2 T/P
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RIGHT ELEVATION1

1/4" = 1'-0"A103
LEFT ELEVATION2

ISSUES  / REVISIONS

NO. DATE DESCRIPTIONS BY



2-CAR GARAGE

MUD ROOM

UNFINISHED
BEDROOM

UNFINISHED
BEDROOM

16' - 6" 13' - 6"

FRONT PORCH ABOVE
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' - 

0"
20
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8"
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ROOM

GYM

WET BAR

1' - 6"

8' 
- 0
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' - 
0"

20
' - 

8"
6' 

- 9
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22
' - 

0"

4" CONC. LEDGE

4" CONC. LEDGE

4" CONC. 
LEDGE

18"W x 16" D. CONT. TURN DOWN 
SLAB. W/ # 3- #4 CONT. REBARS.

16"W x 16" D. CONT. TURN DOWN 
SLAB. W/ # 3- #4 CONT. REBARS.

24"W x 12" D. CONC. FOOTING W/ 
# 3- #4 CONT. REBARS.

18"W x 12" D. CONC. 
GRADE BEAM W/ # 3- #4 
CONT. REBARS.

16"W x 16" D. CONT. TURN DOWN 
SLAB. W/ # 3- #4 CONT. REBARS.

18"W x 16" D. CONT. TURN DOWN 
SLAB. W/ # 3- #4 CONT. REBARS.

3-1/2" x 4" CONC. CURB

3' 
- 0

"
16

' - 
0"

3' 
- 0

"
6' 

- 9
"

22' - 0" 3' - 0" 5' - 0"

DOWNSPOUT

4"
 D

RO
P

4 IN. 3,000 PSI CONCRETE SLAB REINFORCED WITH 6x6 -W2.1xW2.1
WELDED WIRE MESH PLACED 1" BELOW  TOP OF SLAB.

SLAB OVER 6 MIL. POLYETHYLENE MEMBRANE
(VAPOR RETARDER) OVER 4" GRAVEL.

OVER COMPACTED SOIL

4 IN. 3,000 PSI CONCRETE SLAB REINFORCED WITH 6x6 -W2.1xW2.1
WELDED WIRE MESH PLACED 1" BELOW  TOP OF SLAB.

SLAB OVER 6 MIL. POLYETHYLENE MEMBRANE
(VAPOR RETARDER) OVER 4" GRAVEL.

OVER COMPACTED SOIL
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7 1
/2

"
2' 

- 0
"

2
A104

7
A104

7
A104

7
A104

3
A104

6
A104

5
A104

5
A104

4
A104

2
A104

3"

3"

3"

3"4" GRAVEL BASE

UNDISTURBED SOIL

REBARS PER PLAN
PER PLAN

FINISH GRADE. 2%MIN. 
SLOPE AWAY FROM FND 

2x6 STUDS @ 16" O.C.TYP.

SIDING PER ELEVATIONS.

VAPOR BARRIER OVER SHEATHING

1/2" A.P.A RATED SHEATHING ON ALL 
WALLS. TYP.
MAB 15 MUDSILLS ANCHOR @ 36" O.C. 
W/ 7" MIN. EMBEDMENT

4" CONC. SLAB PER PLAN

2x6 P.T. PLATE - SET IN CONT. 
BED OF SEALANT

R19 BATT INSUL. 

VAPOR BARRIER 
PER PLAN

6"
12

" M
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.

CURB ADJUSTED PER FINAL 
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GRADING PLAN PRIOR TO 
CONC. POUR.
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- 0
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UNFINISHED
BASEMENT

VAPOR RETARDER

UNDISTURBED
SOIL

2x4 STUDS AT 16" O.C.

R13 BATT INSULATION

1/2" ∅ ANCHOR BOLTS @
6' MAX O.C. 7" MIN

EMBED. 12" MAX FROM ENDS

2x6 P.T. SILL PLATE

(3)#4 BARS CONT.
UNDISTURBED SOIL

1/2" GYB.BD

4" CONC. SLAB 
1/2" EXP. JOINT

4" GRAVEL

WATERPROOFING

I-JOIST PER FRAMING PLAN

3/4" PLYWD T&G SUBFLOOR 
GLUED & SCREWED 

1" ENGINEERED 
WOOD RIM BOARD

WIRE MESH
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R13 BATT INSUL. 
TYP. ON WALLS 

1/2" DRYWALL 
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ALUM. GUTTER 

RAFTERS PER ROOF 
FRAMING PLAN.
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3"
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3"4" GRAVEL BASE

UNDISTURBED SOIL

REBARS PER PLAN PER PLAN
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IN

. FINISH GRADE. 2%MIN. 
SLOPE AWAY FROM FND 

2x4 STUDS @ 16" O.C.TYP.

SIDING PER ELEVATIONS.

VAPOR BARRIER

1/2" A.P.A RATED SHEATHING ON ALL WALLS. TYP.
MAB 15 MUDSILLS ANCHOR @ 36" O.C. 
W/ 7" MIN. EMBEDMENT
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" M

IN
.

4" CONC. SLAB PER PLAN

2x4 P.T. PLATE - SET IN CONT. 
BED OF SEALANT

R13 BATT INSUL. 

W.W.M. PER PLAN

VAPOR BARRIER 
PER PLAN

3"

3"

3"

3" 4" GRAVEL BASE

UNDISTURBED SOIL

REBARS PER PLANPER PLAN

4"

2x4 STUDS @ 16" O.C.TYP.

MAB 15 MUDSILLS ANCHOR @ 
36" O.C. W/ 7" MIN. 

EMBEDMENT

4" CONC. SLAB PER PLAN

2x4 P.T. PLATE - SET IN CONT. 
BED OF SEALANT

R13 BATT INSUL. 

W.W.M. PER PLAN

VAPOR BARRIER 
PER PLAN

VAPOR BARRIER 
PER PLAN

4" GRAVEL BASE

W.W.M. PER PLAN

3"

3"

3"

3" 4" GRAVEL BASE

UNDISTURBED SOIL

REBARS PER PLANPER PLAN

2x6 STUDS @ 16" O.C.TYP.
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4" CONC. SLAB PER PLAN
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W.W.M. PER PLAN

VAPOR BARRIER 
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R 
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AN

P.T. JOISTS PER PLAN

5/4" MIN. P.T. DECK BOARDS

1/2" P.T. FILLER

P.T. BEAM PER PLAN

6x6 P.T. POST

GALV. JOIST HANGER. MIN 
CAPACITY 500 LBS

3/4" PAINTED TRIM 
WRAPPED AROUND COL.

6X6 P.T. POST
POST TO BEAM CONNECTORS, 

GALV. BC6 SIMPSON TIE

3/4" TRIM BOARD PAINTED 

POST TO BEAM CONNECTORS, 
GALV. BC46 SIMPSON TIE

BLOCKING

PE
R 

PL
AN

PER PLAN

3"

GALV. SIMPSON TIE 
COLUMN BASE CB66

FTG TO BEAR  ON UNDISTURBED SOIL. 
FREE OF ORGANIC MATERIAL OR OTHER 
DEBRIS. BOTTOM OF FOOTING SHALL BE 
A MIN. OF 12" BELOW FINAL GRADE.
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VAPOR RETARDER

UNDISTURBED
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2x4 STUDS AT 16" O.C.

R13 BATT INSULATION

1/2" ∅ ANCHOR BOLTS @
6' MAX O.C. 7" MIN
EMBED. 12" MAX FROM ENDS

2x6 P.T. SILL PLATE

(3)#5 BARS CONT.
UNDISTURBED SOIL

1/2" GYB.BD

4" CONC. SLAB 

1/2" EXP. JOINT

4" GRAVEL

WATERPROOFING

I-JOIST PER FRAMING PLAN

3/4" PLYWD T&G SUBFLOOR 
GLUED & SCREWED 

1" ENGINEERED 
WOOD RIM BOARD

WIRE MESH
#6'S REBARS @ 24" O.C. VERT. & 

HORIZ. TYPICAL ALL CONC. FND 
WALLS

1' 
- 0

"

1' - 10"

8"4"

LEVEL 1

FRENCH DRAIN, DRAIN 
TO LIGHT

R13 BATT INSUL.

4"

P.T. BOLTED LEDGER PER PLAN

GALV. LUS 210 SIMPSON TIE JOIST 
HANGER

P.T. WD JOIST PER PLAN

(2) 1/2" Ø THRU BOLT @ 2'-0" O.C. 
MIN. 2" FROM WOOD EDGE

PE
R 

PL
AN

PER PLAN

3"

P.T. WD POST 
PER PLAN

GALV. SIMPSON TIE 
COLUMN BASE CB66

FTG TO BEAR  ON UNDISTURBED SOIL. 
FREE OF ORGANIC MATERIAL OR OTHER 
DEBRIS. BOTTOM OF FOOTING SHALL BE 
A MIN. OF 12" BELOW FINAL GRADE.
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BERNARD VIGILANCE

3/16" = 1'-0"A104
FOUNDATION PLAN1

3/4" = 1'-0"A104
TURN DOWN SLAB W/ CONC. CURB2

3/4" = 1'-0"A104
TYPICAL WALL SECTION7

3/4" = 1'-0"A104
GARAGE FND CURB6

3/4" = 1'-0"A104
GARAGE SLAB DROP3

3/4" = 1'-0"A104
SLAB GRADE BEAM5

3/4" = 1'-0"A104
FRONT PORCH SECTION4

3/4" = 1'-0"A104
COLUMN FOOTING 6X68
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LEVEL 1
0' - 0"

T.O. FOOTING
-10' - 8 1/4"

BSMT T/P
-1' - 4 1/4"

BSMT LEVEL
-10' - 4 1/4"

8' 
- 0

"
4"

4"

FLOATING TILES. EXTERIOR GRADE 
WOOD, BISON TILE PRODUCTS OR 
SIMILAR

ADJUSTABLE HEIGHT PEDESTAL

TPO ROOFING MEMBRANE, 40 MIL.

TURN UP TPO 6" FROM SILL PLATE

6"

WEATHER BARRIER OVER TPO

TAPERED RIGID 
INSULATION. 1/8 PER 
FEET MIN.

3/4" T&G SUB-FLOORING
WOOD CANT

TJI JOISTS

1/2" DRYWALL LEVEL 1
0' - 0"

BSMT T/P
-1' - 4 1/4"

2' 
- 0

"

2' -
 0"

2x4 WEB STIFFENERS 
BOTH SIDES OF TRUSS

4"
8"

8"

EQEQ

3"

3"

4"

4"

4"

SHOP WELDED ANGLE CONNECTION.

1/4" STEEL PLATE BRACING. A36. @ 32" 
O.C. ABOVE LVL ONLY. 8 TOTAL 
PIECES.

1/2" THRU BOLTS

2-2x4 POST @ STL BRACE CONNECTION

2x4 @16" O.C. STUD WALL

PRE- FINISHED METAL 
COPING

LVL PER MFR.

TJI HANGER

40 MIL. TPO ROOFING 
MEMBRANE

40 MIL. TPO ROOFING 
MEMBRANE

3' 
- 0

"

LEVEL 1
0' - 0"

BSMT T/P
-1' - 4 1/4"

PRE- FINISHED METAL 
COPING

2-2x4 STUDS @ 32" O.C. CONTINUOUS 
FROM GARAGE LEVEL TO TOP OF 
PARAPET WALL. 

2x4 BLOCKING BETWEEN TRUSSES

3' 
- 0

"

NOTE: PROVIDE CONCRETE
STOOP AT BOTTOM OF WOOD
DECK STAIRS.

3-2X12 MIN. P.T.
STRINGERS AT 
STAIR. 18" O.C 
MAX. SPACING 

3' 
- 1

1 1
/4

"

WELDED WIRE MESH

2X4 P.T. RAIL

2X6 P.T. TOP RAIL

3/4" Ø GALV. HOR. RAILS @ 4 
1/2" O.C.

2X4 P.T. BOT. RAIL

RAILINGS WITH MAX. SPACE 
3-3/4" (50 PSF LOADING)

5-7/8" MAX. 
DIAMETER CIRCLE

5" 
MIN.

MAX. UNSUPPORTED SPAN = 13'-3" (SOLID STRINGER)
MAX. UNSUPPORTED SPAN = 6'-0" (SAWN STRINGER)

SLOPED JOIST 
HANGER

SOLID SINGLE RIM 
JOIST OR OUTSIDE 
JOIST

NOTE: ATTACH TREAD MATERIAL WITH (2) #8 
SCREWS OR (2) 8d NAILS PER BOARD AT 
EACH STRINGER OR LEDGER.

PROVIDE BLOCKIN BETWEEN STAIR 
STRINGERS AT GUARD POST 
LOCATIONS; TOE NAIL WITH 10d 
NAILS TOP AND BOTTOM, EACH 
SIDE.

STAIR POST @ 6'-0" 
MAX. O.C.

3' 
- 0

"

1' - 0"

1' 
- 0

"

STRINGER FOOTINGS 12"x12"x WIDTH 
OF STAIRS.

IF A BEAM IS CONSTRUCTED WITH 3-PLIES, 
ATTACH EACH OUTSIDE MEMBER TO THE INSIDE 
AS SHOWN HEREIN

TYPICAL FASTENER SPACING
1' - 4"

10d COMMON NAIL OR #10 
WOOD SCREW, STAGGERED 
IN 2 ROWS

2 COMMON NAILS OR 
SCREWS AT EACH END AND 
AT SPLICE ENDS

NOTE: SPLICES ARE PERMITTED IN MULTI-SPAN BEAMS OVER 
INTERIOR POST LOCATIONS ONLY.
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DEPARTMENT OF PLANNING AND ZONING 
PLANNER’S REPORT 

 
 
 
DATE:  September 11, 2019 
TO:   Tonya Hutson 
FROM:  Michael Smith 
RE:  Design Review – 591 King Arnold Street 

  
 
 
BACKGROUND   

            
The City of Hapeville has received a design review application from Miller Lowry Developments, LLC, for the 
designs of 18 proposed townhomes at 591 King Arnold Street. All townhomes will be three stories tall overall 
but will vary in height from grade at the street or entrance from two and a half stories to three stories, or 
from 26'-1" to 34'-6 1/2". Twelve 3 bed/3.5 bath townhomes with approximately 1,830 SF of heated floor 
area each will be built directly along King Arnold Street in two blocks of six townhomes. An additional six 2 
bed/2 bath townhomes with approximately 1,239 SF of heated floor area each will be built in the rear in two 
blocks of three townhomes. All units will have first floor two-car garages facing a shared alley. The site is 
developed and currently occupied by a one-story structure, which will be removed. 
 
The property is zoned U-V, Urban Village, is located within the A-D, Arts District overlay, and is subject to the 
Commercial/Mixed-Use area of the Architectural Design Standards. 
 
The Applicant intends to request the following five variances from the Board of Appeals: 
 
1. Increase the number of permitted townhomes in the U-V district from 12 to 18. 
2. Lower the minimum floor area per dwelling unit from 1,400 SF to 1,200 SF. 
3. Allow for the development of residences without ground level non-residential uses. 
4. Allow units 14-17 to be built without pedestrian access along the street. 
5. Increase the maximum width allowed for curb breaks from 30’ to 38.1’     

          
CODE  
SEC. 81-1-6.  COMMERCIAL/MIXED-USE AREA                     

 
(a) Site development standards.           
 Except where indicated, setbacks shall be established by zoning. 
 On corner lots the principal building shall be located adjacent to the street intersection, subject to 

setback or build-to line requirements of zoning. 

Key: 
Compliant:  

Not Compliant:  

Incomplete:  

Not Applicable:  



 On new buildings in subarea A, where the adjoining buildings were built before 1950, the main facade 
of the new structure shall align with the average existing building facade line of the two adjoining 
structures closest to the proposed setback. This will maintain the historic uniform setbacks of subarea 
A and place buildings close to the public right-of-way, thereby, encouraging pedestrian access. 

 Except where a greater height is required by zoning, buildings shall provide a minimum height of 24 feet 
along the build-to line or front setback, including roof parapet walls. One-story buildings meeting this 
requirement are permitted. 

 Except where a greater height is required by zoning, the first story finished floor to ceiling slab height 
shall be a minimum of 12 feet. 

 Maximum building heights shall be established by zoning, except that buildings within 150 feet of a 
neighborhood conservation area and without an intervening street shall be limited to a maximum height 
of 35 feet, and shall meet the transitional height plane requirements. 

 Space able to be occupied requirements shall be as follows:  
 One-family attached and detached dwellings and two-family dwellings shall provide first-story 

occupiable space for a minimum of the first ten feet of depth along the enfronting facade.   
Reserved.   
All other buildings, including parking decks, shall provide first-story occupiable space for a 
minimum of the first 20 feet of depth along the enfronting facade. 

 Individual front facades of one-family detached dwellings within 15 feet of the front lot line or build-to 
line shall have no more than two corners, excluding bay windows, porches or stoops. 

 Portions of enfronting facades containing first-story retail or restaurant uses shall be composed as a 
simple plane with jogs of less than ten feet. 

 Buildings along Atlanta Avenue, North Central Avenue, South Central Avenue, Virginia Avenue, 
Dogwood Drive (except in subarea C), or Sylvan Road shall enfront for a minimum of 80 percent of the 
width of the front setback or build-to line. In no case shall a break in buildings along said streets exceed 
30 feet in width. Enfronting facades along said streets shall also meet the requirement of subsection 
(g)11. for all uses. 

 Sidewalks shall be located along all public and private streets. Sidewalks shall be of the widths indicated 
on the "Commercial/Mixed-use Area Sidewalk Table" and shall consist of two areas: a landscape area 
and a clear area.  
 The landscape area shall be adjacent to the curb and is intended for the placement of trees, street 

furniture (including utility poles, waste receptacles, fire hydrants, traffic signs and newspaper 
vending boxes), bus shelters, bicycle racks, public kiosks and similar elements in a manner that 
does not obstruct pedestrian access or motorist visibility.  

 The landscape area may be primarily paved adjacent to on-street parking and shall be landscaped 
in all other areas. Street trees shall be planted a maximum of 40 feet on center, spaced equal 
distance between streetlights, and in line with stripes of parallel parking spaces. All newly planted 
trees shall be a minimum caliper of two and one-half inches measured 12 inches above ground, 
shall be limbed up to a minimum height of seven feet and shall have a minimum mature height of 
40 feet. Variations to this may be reviewed as approved by the city planning commission.  

 The clear area shall be the portion of the sidewalk reserved for pedestrian passage and 
unobstructed by permanent objects to a height of eight feet, including, but not limited to, steps 
and stoops, traffic-control boxes, and utility structures. The sidewalk clear area shall have a 
consistent cross-slope not exceeding two percent. No awning or canopy shall extend more than 
five feet over the clear area. 



 
 Where property abuts a neighborhood conservation area without an intervening street, the 

sidewalk area within 20 feet of such shall taper when necessary to provide a smooth transition to 
the existing residential sidewalk. In the event that the abutting residential area has no existing 
sidewalk the sidewalk shall taper to a width of six feet, measured from the street curb, or as 
approved by the planning commission.    

                      

NOTES: 

• While the buildings and supplemental area treatments appear compliant, setbacks have not 
been provided for all buildings. Properties in U-V have no minimum setback and a maximum 
setback of 15’ from the clear area of the sidewalk. 

• First story floor to ceiling height must be 12’. Buildings 13-18 have a first story floor to ceiling 
height of 10’-6”, which is not compliant. The first story floor to ceiling heights have not been 
provided for the other buildings. 

• Townhomes must have first story occupiable space for 10’ of depth along the enfronting 
façade. Buildings 13-18 have entrances on the garage level that have no occupiable space, 
which is not compliant. 

• Street trees must be planted a maximum of 40’ on center in the landscape area of the 
sidewalk. This is also required by U-V zoning. 

• Street trees are proposed along King Arnold but the spacing has not been provided. No street 
trees have been proposed along Estelle and North Fulton, which is not compliant. This is also 
required by U-V zoning.               

(c) Supplemental area and fence standards.          
 Supplemental areas in the commercial/mixed-use area shall be limited to the treatments identified in 

Figure 3 and as otherwise identified in this section. 

 All first story enfronting commercial uses and all enfronting buildings on Atlanta Avenue, North Central 
Avenue, South Central Avenue, Virginia Avenue, Dogwood Drive (except in subarea C), or Sylvan Road 
shall provide the "storefront and awning treatment" identified in Figure 3, and subject to the following 
additional requirements:   

The supplemental area shall be hardscaped.   
Temporary or movable fences surrounding outdoor dining are permitted in the supplemental area. 

 Fences, walls or hedges having the same setback as the adjacent building, with provisions for pedestrian 
access, are encouraged where a parking lot or other un-built area fronts a required sidewalk. 

 All enfronting buildings not along Atlanta Avenue, North Central Avenue, South Central Avenue, Virginia 
Avenue, Dogwood Drive (except in subarea C), or Sylvan Road shall provide any of the treatments 
identified in Figure 3. 

 "Common yard, porch and fence, terrace or light court," or "forecourt" treatments identified in Figure 
3, the supplemental area shall be landscaped and shall include a minimum of one tree every 50 feet of 
frontage. See list of allowed trees on in section 93-2-14. 

 For "porch and fence, terrace or light court, stoop-front," or "forecourt" treatments identified in Figure 
3:   

Fences in the supplemental area are permitted and shall be picket-wood, stone, composite 
materials or ornamental metal, with the finished side facing the street.  

 Retaining walls in the supplemental area are permitted and shall not exceed 32 inches in height 
unless required by topography. 

  
All street-facing walls shall be faced with stone, full-depth brick, or smooth stucco. 

 Chain link fencing is not permitted in areas visible from a public right-of-way. 



 Where a development adjoins the neighborhood conservation area, the development shall provide a 
physical barrier between the two to minimize disruptive light, noise, odor, dust, unsightly appearances 
and intrusive activity relative to the residential area. A smooth transition to the adjacent neighborhood 
conservation area shall be ensured by providing:   

A minimum 20-foot landscaped buffer located within the development site along the boundary 
with the neighborhood conservation area. Said buffer shall be planted with a minimum of one tree 
per 40 linear feet. Shrubs, flowers or grasses shall also be provided and maintained to a minimum 
height of four feet to visually screen new development and provide an attractive boundary that 
encourages continued investment in adjacent residential zones.   
A permanent opaque wall between six and eight feet in height and faced in wood, stacked stone, 
full-depth brick or hard-coat true stucco. Said wall may be located anywhere within the required 
landscaped buffer.   
Where a public or private alley separates the development from a neighborhood conservation area 
the landscape buffer and permanent opaque wall shall be provided adjacent to the alley. 

   
                      

NOTES: • Fences, walls, or hedges are required along the sidewalks adjacent to the alley by U-V zoning. 
              

(d) Utility standards.             
 Mechanical features shall be screened from view from any park or along any public right-of-way with 

planting, walls or fences of equal or greater height. Acceptable nonvegetative materials for screening 
shall include painted wood or those found in section 93-2-5. Said features are encouraged not to be 
located in the supplemental area. 

 When located on rooftops, mechanical features shall be incorporated in the design of the building and 
screened with materials similar to the building. 

 Skylights are not permitted facing a public right-of-way. 
 Street lights shall be provided by the developer in an effort to maintain a safe, walkable and well-lit 

public area throughout the city; pedestrian scale street lights as approved by the DRC and the 
department of community services shall be provided by the developer, subject to site plan and design 
review in new development. This requirement does not apply to projects on lots with less than ten feet 
of frontage along a public right-of-way. 

 Trees shall not be planted on top of storm drains. 
 Service areas and dumpsters:   

Shall be in the rear or side yard of the development; and  

 
Shall be screened from the public right-of-way to a height of eight feet with an opaque material 
on all sides, consistent with a primary building material. Acceptable materials for screening shall 
include painted wood or those found in section 93-2-5. 

              

NOTES: 
• Mechanical utility features should be shown on the plans. They must be screened from view 

and may be located on rooftops. 
• The project must include streetlights. 

              

(e) Parking and traffic standards.             
 Two curb cuts serving two one-way driveways shall be counted as one curb cut. 
 Public or private alleys or driveway providing vehicular access to two or more parcels shall not constitute 

a curb cut. 
 New public streets shall not count as curb cuts. 



 Parcels are permitted a maximum of one driveway curb cut per street frontage. In cases where a 
property abuts multiple streets the total number of curb cuts or portions thereof may be allocated to a 
single street. 

 Circular drives are prohibited, with the exception of hotel and hospital uses. 
 No curb cuts shall be permitted on North Central Avenue, South Central Avenue, Virginia Avenue or 

Atlanta Avenue when access can be provided from another street. 

 Driveways shall have widths of:  
 One-family attached dwellings. A minimum of ten feet for a one-way and a maximum of 15 feet 

for two-way.   
All other uses. A maximum of 12 feet for one-way and a maximum of 24 feet for two-way. 

 Carports are only permitted subject to the following requirements:   
Carports shall be located in the rear or side yard and shall not be visible from a public right-of-way.   
Carport roofs shall be supported by columns with a minimum width and depth of eight inches.   
The base of carport columns shall be faced in stacked brick or stacked stone to a minimum height 
of three feet above grade. 

 Parking is prohibited in the supplemental area and between a building and the adjacent street. This shall 
not be interpreted as restricting on-street parking. 

 A continuous off right-of-way landscape buffer with a minimum width of ten feet shall be provided 
between parking and the adjacent sidewalk. This requirement shall apply when existing sidewalks not 
meeting this requirement are repaired or replaced. 

 Parking decks shall conceal automobiles from visibility and have the appearance of a horizontal storied 
building on all levels; parking structures must be faced in full-depth brick, stone, cast stone, or precast 
concrete faced in or having the appearance of brick or stone. Retail or restaurant fronted decks are 
encouraged. 

 Underground parking is allowed when possible. 
 Drive-through windows and all vehicular queuing, when permitted by zoning, shall be placed to the rear 

or side of the building facade, shall not be visible from any public right-of-way, and shall not be located 
within 25 feet of the back of the required sidewalk. 

 Gasoline and service stations shall place all fuel dispensing, service canopies and service entry doors to 
the rear of the building and away from the public right-of-way. Said facilities and associated queuing 
shall not be visible from any adjacent street or located within 25 feet of the sidewalk. 

 
                          

NOTES: 

• Two-way driveways for townhomes may have a maximum width of 15’. At the request of 
the fire marshal, the proposed alley is 24’ wide, which is not compliant and will require a 
design exception.  

• The driveway for building 1 appears to be separated from the adjacent sidewalk by less than 
10’ of landscaped area, which is not compliant.               

(f) Roof and chimney standards. 
 

          
 Principal building roofs for one-family detached dwellings shall have a minimum usable life of 30 years, 

per manufacturer's warranty. 
 Roof shingles shall be slate, cedar, or asphalt. 
 Roof tiles shall be clay, terra cotta or concrete. 
 Street-facing gutters shall be copper, aluminum or galvanized steel. 
 Downspouts shall match gutters in material and finish. 



 Metal flashing, where utilized, shall be copper or factory-finished sheet metal and shall be of a color 
that blends with other building materials. 

 Chimneys visible from a public right-of-way shall not be faced in wood or fiber cement siding and shall 
not be a metal or ceramic pipe. Chimneys shall be wrapped in a full-depth brick, stone or masonry finish 
material. 

 Chimneys located on an exterior building wall shall begin at grade. 
 Flat roofs shall be permitted. 
 Buildings with sloped roofs not completely screened from the adjacent street by a parapet shall have a 

pitch between 4:12 and 12:12. Mansard roofs are prohibited. Pitched-roof materials are limited to roof 
shingles, natural slate, wood shake, factory-finished sheet metal, and terra cotta tile, unless determined 
to be historically appropriate by the planning and zoning manager. 

 Roof-mounted lights and flagpoles are prohibited. Roof-mounted satellite dishes or telecommunication 
devices shall be screened from public view and shall blend with the background of the building as 
practical. 

 In subarea A roof lines shall appear flat from the adjacent street and roof structures shall be vertically 
screened by a parapet wall.  
                       

NOTES: 
 

              

(g) Facade and style standards. 
 

          
 Exterior facade materials shall be limited as follows:   

Subarea A. Unpainted full-depth brick.   
Subarea B. Full-depth brick, cast stone, hard-coat stucco, fiber-cement siding, natural-wood siding 
or stacked stone.   
Subarea C. See neighborhood conservation area.  

 Remaining commercial/mixed-use area. Full-depth brick, cast stone, hard-coat stucco, fiber-
cement siding, natural-wood siding or stacked stone. 

  
Split-face block. In addition to the above materials, split-face block may be utilized on exterior 
facades, but only along a non-enfronting side or rear facade that is not visible from an adjacent 
street, public park, or plaza.  

 [Materials on enfronting facades.] The materials utilized along an enfronting facade shall be 
provided for the first 20 feet in length along adjacent non-enfronting facades. 

 
 [Façade colors, materials.] Facade colors and materials shall be limited to three per facade face. 

 Where allowed, the combined enfronting facade area covered with fiber-cement siding and/or natural-
wood siding shall not exceed 20 percent of the total enfronting facade area, provided that:   

Where a development includes only one building this requirement shall apply to said building.  

 

Where a development includes two or more buildings this requirement shall apply to the sum of 
the total enfronting facade areas. This may result in individual buildings containing front facades 
entirely of fiber cement siding and/or natural wood siding. 

 Where allowed, hard-coat stucco shall have a smooth finish. Furthermore, architectural details such as 
sills, trim, pediments, cornices, railings, door enframements, or similar details shall not be of stucco. 



 In subarea A exterior building colors shall be consistent with the existing historic characteristics of each 
individual building as a contributing resource from its significant period of design and style. If the 
building was designed to be of natural or unique brick pattern, it should be returned to this style. All 
mortar and brick repairs should match the material and hue. Earth hues are suggested for paint, when 
used on most facades of brick construction, however there may be exceptions. A palette should be 
established on a building-by-building basis, with a suggested complimentary hue trim color to the base 
color. It is highly suggested the complete building color palette be limited to three colors for field and 
trim selections. Two adjacent buildings may use the same color palette only if the field and trim colors 
are reversed on each of the buildings. No sandblasting or abrasive cleaning methods (including high-
pressure washes) shall be used on facades. Final review of selected color, restoration procedures, 
fixtures, and applications shall be coordinated on a building-by-building analysis through individual 
design review of visual concepts. The DRC shall make these determinations based on these standards, 
taking in consideration the style of the building, the nature and marketing of the applying business, the 
Main Street guidelines, the secretary of the interior's guidelines for renovation, section 93-2-7 et seq. 
of the zoning ordinance, and the standards for historic preservation. 

 Facade materials shall be combined horizontally, with the heavier below the lighter. 
 Enfronting upper and lowers facades shall be differentiated. Potential ways to achieve this include 

windows, belt courses, cornice lines or similar architectural details. This is intended to prevent buildings 
in which individual floors cannot be identified from the building exterior; it should not be interpreted to 
limit architectural expression. 

 Blank, windowless walls are prohibited along enfronting facades, except where a building enfronts 
multiple streets. In the latter case, it was not historically uncommon for buildings (especially commercial 
or mixed-use ones) to orient towards the more intensely developed street. As such, along the first story 
of enfronting mixed-use and commercial facades this requirement may be waived by the building official 
along streets that are predominantly residential in character when:   

The first 20 feet of said facade meets the above requirements, and   
The area beyond the first 20 feet is treated with architectural detailing, such as pilasters, false 
windows, or similar features. 

 Enfronting upper-story windows are encouraged to be equally sized, vertically oriented, equally spaced 
and arranged in a grid pattern. 

 Foundations shall be constructed as a distinct building element that contrast with facade materials. 
Foundations that are exposed above the ground, must be parged with cement, stuccoed over or be 
faced in full-depth brick, natural stone, or cast stone. 

 Vending machines, video or other outdoor merchandise displays, mechanical/electrical games, 
amusement rides, telephones, ice machines, freestanding automated teller machines excluding 
automated teller machines attached to buildings or integrated into buildings by canopies, and shopping 
carts shall be placed within the structure of a building and shall be out of view from the public right-of-
way. 

 Safety pylons, bollards, and trash receptacles in the supplemental area or along an enfronting facade 
shall be permitted based upon design compatibility with the main facade and neighboring comparable 
facilities.  
                         

NOTES: 

• Fiber-cement siding may not exceed 20% of the total enfronting façade area. While the areas 
of building façade materials have not been provided, it appears fiber-cement siding 
constitutes more than 20% of the total façade area for all structures, which is not compliant 
and will require a design exception. 

• The enfronting windows proposed for buildings 13-18 are not all equally sized, equally 
spaced, or arranged in a grid as is encouraged.               



(h) Door and window standards. 
 

          
 The main entry door to enfronting principal buildings shall face, be visible from, and be accessible from 

the adjacent public sidewalk. 
 The main entry door to all uses shall be linked to the sidewalk via a pedestrian walkway or wheelchair 

access. 
 First-story doors or windows operating on sliders are only permitted when they open directly onto a 

required sidewalk or supplemental zone. 
 Building numbers, at least six inches in height, shall be located above or beside the street-facing 

pedestrian entrance. 
 Window panes serving commercial uses shall be recessed a minimum of three inches and a maximum 

of eight inches from the adjacent facade. 

 Where window lights are utilized they shall be true divided lights, simulated divided lights, or one-over-
one lights. Grids between glass are prohibited. 

 Where used, window shutters shall match one-half the width of the window opening. 
 Enfronting windows shall be vertically shaped with a height greater than width, including display 

windows but not transoms. 
 Enfronting windows and door glass (except on churches and fire stations) shall utilize clear glass or tinted 

glass. Tinted glass shall have a transmittance factor of 50 percent or greater and shall have a visible light 
reflectance factor of ten or less. 

 Painted window or door glass is prohibited. 
 All enfronting "storefront and awning" treatments identified in Figure 3, and all enfronting facades along 

Atlanta Avenue, North Central Avenue, South Central Avenue, Virginia Avenue, Dogwood Drive (except 
within subarea C), and Sylvan Road shall provide a storefront consisting of: 

  
A nonglass base or knee wall beginning at grade and extending not more than 24 inches above the 
sidewalk.   
A glass display window beginning at the top of the bulkhead or knee wall, to a height not less than 
ten feet and not more than 12 feet above the adjacent required sidewalk. Such glass shall provide 
views into display windows having a minimum depth of two and one-half feet and that are 
accessible from the building interior.   
A main entry door remaining unlocked during normal business hours, and having a surface area 
that is a minimum of 70 percent glass. 

  
A glass transom located above the glass display window having a minimum height of 18 inches and 
a maximum height of 36 inches. 

  
A minimum of 75 percent of the length of the enfronted portion of the build-to line shall be 
provided in glass, including glass doors and display windows. 

  
No linear distance of more than ten feet without intervening glass display windows or glass doors. 

  
First-story drop ceilings recessed a minimum of 18 inches from the display window opening. 

 Awnings projecting from buildings, serving as an entry canopy and/or providing identification to the 
business, are allowed, provided that:   

Awnings shall be at least five feet deep as measured from the building's front facade.   
Awnings serving as an entry canopy shall match adjacent business awnings in depth and height.   
Valance width and height must align horizontally.  

 
Frame construction on awnings should be square aluminum tubes. Thin, one-and-one-half-inch-
diameter round aluminum tube frames are not permitted. It is suggested that Steel Stitch™ brand 
be used.   
Valance on awnings should always be loose as valances should not be rigidly framed. 



  
Approved awnings may be externally lighted with light fixtures in keeping with the style of the 
building, as approved by the DRC. 

  
Light fixtures in awnings may light the ground surface or storefront below, however, light fixtures 
may not be visible from the public right-of-way. 

  
Internally, back lit awnings, where the lights actually illuminate the awning fabric, are prohibited.   
Signs on awning must meet all requirements of the sign ordinance.    

                      

NOTES: 

• Building numbers are shown on renderings but not on elevations. 
• The entrances for buildings 14-17 do not face, are not visible from, are not accessible from, 

and are not connected by a walkway to the adjacent public sidewalk, which is not compliant 
with the architectural design standards or with A-D overlay zoning. The applicant is seeking 
a Variance from the Board of Appeals for the latter.  

• Not all enfronting windows for buildings 13 and 18 are vertically shaped with a height 
greater than width, which is not compliant. 

• The applicant should ensure no GBGs will be utilized.               

RECOMMENDATIONS               

Upon review of the information provided by the Applicant, the following items have been found to be missing 
or deficient and should be addressed by the Applicant and the Design Review Committee: 
 
1. While the buildings and supplemental area treatments appear compliant, setbacks have not been 

provided for all buildings. Properties in U-V have no minimum setback and a maximum setback of 15’ 
from the clear area of the sidewalk. Setbacks must be compliant and shown on the drawings. 

2. First story floor to ceiling height must be 12’. Buildings 13-18 have a first story floor to ceiling height of 
10’-6”, which is not compliant. The first story floor to ceiling heights have not been provided for the 
other buildings. All first story floor to ceiling heights must be at least 12’ and be provided on plans. 

3. Townhomes must have first story occupiable space for 10’ of depth along the enfronting façade. 
Buildings 13-18 have entrances on the garage level that have no occupiable space, which is not 
compliant. 

4. Street trees must be planted a maximum of 40’ on center in the landscape area of the sidewalk. Street 
trees are proposed along King Arnold but the spacing has not been provided. No street trees have been 
proposed along Estelle and North Fulton, which is not compliant. The applicant must plant the required 
street trees and show required spacing on plans. This is also required by U-V zoning. 

5. Fences, walls, or hedges are encouraged by the architectural design standards and are required by U-V 
zoning along the sidewalks adjacent to the alley. The applicant must add required fences, walls, or 
hedges to the plans. 

6. Mechanical utility features should be shown on the plans. They must be screened from view and may 
be located on rooftops. 

7. The project must include streetlights. 
8. Two-way driveways for townhomes may have a maximum width of 15’. At the request of the fire 

marshal, the proposed alley is 24’ wide, which is not compliant and will require a design exception. 
9. The driveway for building 1 appears to be separated from the adjacent sidewalk by less than 10’ of 

landscaped area, which is not compliant and will require a design exception. 
10. Fiber-cement siding may not exceed 20% of the total enfronting façade area. While the areas of building 

façade materials have not been provided, it appears fiber-cement siding constitutes more than 20% of 



the total façade area of all buildings. The applicant will need to reduce the use of fiber-cement siding to 
below 20% of the total enfronting façade area or receive a design exception.  

11. The enfronting windows proposed for buildings 13-18 are not all equally sized, equally spaced, or 
arranged in a grid as is encouraged. 

12. Building numbers are shown on renderings but not on elevations. The plans should be revised to show 
building numbers on the elevations. 

13. The entrances for buildings 14-17 do not face, are not visible from, are not accessible from, and are not 
connected by a walkway to the adjacent public sidewalk, which is not compliant with the architectural 
design standards or with A-D overlay zoning. The applicant is seeking a Variance from the Board of 
Appeals for the latter. Regardless of the outcome, the applicant will need to revise the plans to have all 
buildings front on public streets or receive a design exception.  

14. Not all enfronting windows for buildings 13 and 18 are vertically shaped with a height greater than 
width, which is not compliant. 

15. The applicant should ensure no GBGs will be utilized. 

 
Once these items are addressed to the satisfaction of staff and the Design Review Committee, the application 
can be approved contingent on the Applicant obtaining the required Variances from the Board of Appeals. 
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